WINNEBAGO COUNTY HOUSING AUTHORITY
MINUTES OF THE APRIL 16, 2026
ANNUAL MEETING OF THE BOARD OF COMMISSIONERS

Call to Order, Roll Call, Pledge of Allegiance

Chairman Getty called the meeting to order at 5:00 p.m. Following the call to order, roll call was taken.
The following Board Members were present:
Present: Chairman Dina M. Getty
Commissioner Ronald E. Ballard
Commissioner Elsie Brown

Commissioner Danielle J.A. Potter

Absent: Vice Chairman Alanna D. Conard
Commissioner Frank Gambino

Also present were the following: Executive Director Alan J. Zais; Deputy Director Deb Alfredson; and
James R. Pirages of AGHL Law.

Chairman Getty led the Board of Commissioners in reciting the Pledge of Allegiance.

Introduction of Guests

Executive Director Alan J. Zais introduced Turner Lesnick from Pedcor Investments. Alan noted that
Turner was present to discuss the Brainard Landings Development in Lincoln, Illinois which is part of the
Consent Agenda. With the Board’s consent, he asked Mr. Lesnick to address the Board.

Turner introduced himself as Vice President of Development for Pedcor Investments. He noted that Pedcor
seeks to develop relationships with its tenants and partners. He said that his area of responsibility is new
construction as well as managing existing properties in the Midwest. In that regard, he said that Pedcor has
over one thousand (1,000) units in the State of Illinois with eight (8) different partnerships across the State.
He said that one of the struggles in Illinois is that funding sources are not keeping up with the costs of
continuing operations. He said that Pedcor does not “cut corners” and as a result, they do not get in on
many deals in Illinois. He said that they pride themselves in providing market rate or market rate plus
housing for affordable housing tenants and that they have been in existence for forty (40) years. He said
that their closest developments to Winnebago County are in Crystal Lake, Cary and Waukegan; he noted
that the development in Crystal Lake is award winning.

With regard to the Brainard Landings Development, he said that expenses have outpaced revenues despite
the fact that it has been fully occupied. He said that Pedcor has been evaluating ways to keep it affordable
without sacrificing quality. In that regard, it is seeking a partnership with WCHA in order to qualify for a
property tax exemption. He said that the partnership with a housing authority such as WCHA will qualify
it for a property tax exemption which will bring cash flow back to the property. In return, WCHA will be
a general partner in name without any risk or liability, with Pedcor providing management, the guarantees
and the indemnification of WCHA and, in turn, WCHA will receive part of the cash flow once the cash
flow turns in a positive direction. He said that this model has worked well in other states, such as Texas.
He said that there are forty six (46) units at Brainard which allows for a diversified revenue stream. He
then opened the floor for questions from the Board and staff.



Alan commented that what is being proposed is similar to what has been done by WCHA with its not profit
entity, Winnebago Homes Association (including its developments in California) as well as similar to
Collier and Johnston (although it is managing those properties). Chairman Getty asked the time frame for
WCHA to begin receiving returns from the cash flow at Brainard Landing. Turner said that they cannot
provide an exact timeframe but they look to do so as quickly as possible without sacrificing quality; he also
said that WCHA will receive regular financial updates from the project. Executive Director Alan Zais
asked about “next steps”. Turner said that a full partnership agreement will have to be prepared with
Pedcor’s legal staff doing the initial legal draft (subject to review by WCHA counsel) and that there will
also have to be discussions with representatives of the Illinois Housing Development Authority (IHDA) to
approve the ownership; he noted that he does not anticipate any issues with IHDA regarding the change in
ownership structure.

Turner departed the meeting at 5:19 p.m.

Executive Director’s Report

Executive Director Alan J. Zais noted that his written report had accompanied the Board packet.

Alan noted that a communication from a Family Self-Sufficiency graduate was included in his report. He
also cited to the recent technical assistance meeting that he attended with HUD and the issues that exist
with the funding of the voucher program. He said that there may be a shortfall in funding for the voucher
program for 2026 but that up to this point there is confusing news in that regard. He said that Congress has
combined the funding of the mainstream and regular voucher programs despite the fact that there are
different funding statuses applicable to each. Following further comments regarding voucher funding, Alan
said that he does not see new vouchers happening until 2027. Nonetheless, he said that he believes that
WCHA will be okay and also cited to the fact that the Jo Daviess County Housing Authority (JDCHA)
vouchers will soon be transferring in to WCHA. He said that despite the fact that JDCHA had a substantial
funding shortfall, HUD had covered that shortfall which was carried over to 2026. Nevertheless, he said
he is worried about the voucher funding status for 2027.

Alan also discussed the direct rental assistance program with landlords that is part of WCHA’s Moving to
Work (MTW) initiative. He said that WCHA’s application is currently being reviewed by HUD and he
views WCHA’s proposal as being a “test case” which, if approved, will pave the way for others to follow.
He noted that at meetings with HUD and with representatives from many other public housing authorities,
WCHA is continuously mentioned favorably by HUD representatives which, of course, he noted as being
a positive thing.

Alan also discussed the fact that HUD is proposing that there be limits on the “terms” that residents are
allowed to live in public housing and/or receive voucher assistance as well as HUD proposing work
requirements for public housing residents and voucher recipients (with certain exemptions applicable to
seniors and the disabled). He noted that a “Work Dignity Coalition” has been formed to evaluate term
limits for residents/voucher recipients as well as to evaluate work requirements applicable to same. He said
that these requirements are especially being encouraged for MTW agencies such as WCHA -- although he
noted that ultimately it will require Congress to pass a law to establish such requirements.

He discussed at length with the Board the need to evaluate WCHA’s participation in these initiatives and
asked the Commissioners for their input on these issues. The consensus of the Board was that involvement
in these initiatives is a good thing to pursue and that Alan should pursue involvement with the Work Dignity
Coalition. Alan also discussed the program in place in Orlando, Florida which involves a “tiered” approach
to terms and work requirements and he said that he will likely come back to the Board with something



similar to what Orlando has initiated as part of the 2028 MTW plan. (He also noted that the State of Illinois
may be looking at enacting laws that might prohibit term limits and work requirements).

Alan also noted that WCHA has recently been awarded five (5) additional Veterans Affairs Supportive
Housing (VASH) vouchers and that, similarly, Jo Daviess County Housing Authority (JDCHA) has
received that same number of such vouchers. He noted that this is the first time that JDCHA has received
such vouchers and that they were secured with substantial assistance from Alan and others at WCHA.

With regard to the JDCHA consolidation with WCHA, he noted that the resolutions on the Consent Agenda
contain very specific language required by HUD. He pointed out that HUD is requiring that the resolutions
be separate applicable to public housing as opposed to the Section 8 program. He also noted that HUD is
requiring an intergovernmental agreement facilitating the transfer. Alan said that realistically the
consolidation may not occur until August. He noted that he and Deb Alfredson have a meeting with HUD
on Friday, April 17, 2026. He said that they will also have to ultimately adjust the WCHA Agency Plan to
address the JDCHA consolidation.

Alan also asked Deb to address a recent incident at the Collier Gardens. Deb said that the sprinkler system
went off in a unit at Collier Gardens that resulted in a flood of that unit and the unit below. As a result, two
(2) units will have to be completely rehabilitated and six (6) apartments had some additional damage. Three
(3) families had to be placed in a hotel. She noted that the one positive fact was that one (1) tenant had
renter’s insurance. Alan commended staff members Deb, Christal, Dominique, Jeff and Jay for their extra
efforts in addressing this incident at Collier Gardens.

Deb also discussed the quarterly meetings that she is having with staff. As a result of those meetings, staff
is being required to come back with solutions rather than just coming up with concerns. This has resulted
in a “Solutions Book”. She gave an example of one solution being proposed by Lorrine with regard to
having an insurance representative come and speak to tenants about renter’s insurance.

Deb also discussed the software which is part of the Consent Agenda. She said that current software is
antiquated and inefficient. She said that the proposed software from PHA WEB is web based, allows for a
one time entry by Vickie, tracks MTW, allows online applications and is cheaper than others that have been
proposed (as well as noting other attributes). Chairman Getty asked if the software is upgradeable in future
years. Deb said that the provider claims that it is upgradeable. The planned implementation date for the
new software is January 1, 2027.

Deb also noted that staff had submitted a request for proposals with regard to landscaping services and three
(3) bids had been received. The award was given to the contractor who has performed the work in the past
who also submitted the low bid.

Chairman Getty asked some questions. She asked about the “customer survey” discussed in the Board
packet materials and Deb said that such was a new project designed to obtain input from customers about
maintenance. Director Getty also commented about the report from Emily Schwartz and passed along her
congratulations for the significant amount of community engagement activities engaged in by Emily;
Executive Director Alan Zais noted that such engagement activities are invaluable to the WCHA. Lastly,
there was a discussion regarding the “coaching” that had been undertaken by Deb Alfredson which she
indicated has been completed.



Consent Agenda

Chairman Getty noted that there were five (5) Resolutions on the Consent Agenda. Commissioner Ballard
made a motion to approve the items on the Consent Agenda. That motion was seconded by Commissioner
Potter. The items on the Consent Agenda were as follows:

a. Resolution No. 26 R 11 “Resolution Approving the Minutes of the March 19, 2026 Regular
Meeting of the Board of Commissioners”

b. Resolution No. 26 R 12 “Resolution Approving Obtaining Software from PHA-WEB by
Management Computer Services, Inc. in the Amount of $74,693 and Otherwise Consistent
with the Provisions of Its Proposal”

c. Resolution No. 26 R 13 “Resolution Approving the Transfer of the Jo Daviess County
Housing Authority Public Housing Program and Accepting That Program Subject to PIH
2014-24(5)(b)(i) and Subject to the Conditions Otherwise Set Forth Herein, Effective July
1, 2026~

d. Resolution No. 26 R 14 “Resolution Approving the Transfer of the Jo Daviess County
Housing Authority Housing Choice Voucher Program and Accepting That Program
Subject to PIH 2018-12 and Subject to the Conditions Otherwise Set Forth Herein,
Effective July 1, 2026

e. Resolution No. 26 R. 15 “Resolution Authorizing the Executive Director to Enter Into a
Memorandum of Understanding with Pedcor Investments Applicable to the Affordable

Housing Development Known as “Brainard Landings Il Apartments” in Lincoln, Illinois”

The motion to approve the items on the Consent Agenda as noted above was approved by unanimous roll
call vote of the four (4) Commissioners present with none against and two (2) Commissioners absent.

Financial Report

Finance Director Vickie Huwe was not present for the meeting. Nevertheless, her finance report was
included in the Board packet.

Old Business

It was noted that one (1) Commissioner has yet to complete the Open Meetings Act training and was
encouraged to complete that training as soon as possible.

The item on the Agenda for “employee compensation” was also discussed during the March 2026 meeting
and Alan noted that he had since had the staff meeting as previously discussed to discuss health insurance
and the bonus structure with staff.

New Business

A. Election of Officers: Attorney Pirages noted that the terms of the current Officers are expiring
pursuant to the WCHA bylaws. He noted that the current Officers of the WCHA are as follows:



Chairman: Dina M. Getty
Vice Chairman: Alanna D. Conard
Secretary-Treasurer: ~ Danielle J.A. Potter

Attorney Pirages said that the Officers’ terms are expiring and opened the floor for nominations.
Commissioner Potter made a motion to elect the same slate of Officers as noted above for the
coming year and that motion was seconded by Commissioner Ballard. There were no other
nominations from the floor and the nominations were closed. The motion to elect the slate of
officers specified above was approved by unanimous roll call vote of the four (4) Commissioners
present with none against and two (2) Commissioners absent.

B. Regular Meeting Schedule: The consensus of the Board was to continue the current schedule (with
Board meetings to be held on the third Thursday of each month at 5:00 p.m.). There was discussion
about whether meetings should be held when there is only one item (e.g. approval of minutes); this
matter was referred for legal review.

Commissioner Comments

None.

Executive Session

A motion to go into Executive Session pursuant to Section 2(c)(21) of the Illinois Open Meetings Act for
purposes of "[d]iscussion of minutes of meetings lawfully closed under this Act, whether for purposes of
approval by the body of the minutes or semi-annual review of the minutes as mandated by Section 2.06”
was made by Commissioner Ballard; that motion was seconded by Commissioner Potter. The motion to
go into Executive Session pursuant to the Section noted above was approved by unanimous roll call vote
of the four (4) Commissioners present with none against and two (2) Commissioners absent. The Executive
Session commenced at 6:08 p.m.

A motion to come out of Executive Session was made by Commissioner Ballard; that motion was seconded
by Commissioner Potter. The motion to come out of Executive Session was approved by unanimous roll
call vote of the four (4) Commissioners present with none against and two (2) Commissioners absent. The
Executive Session ended at 6:13 p.m.

Action Taken from Executive Session

Following the close of the Executive Session, it was noted that two (2) action items were being brought to
the Board for action. A motion was made by Commissioner Ballard to keep the minutes of the following
Executive Sessions unavailable for public review; the minutes of the meeting held July 21, 2011; March
14, 2018; April 19, 2018; September 19, 2018; January 18, 2024; February 15, 2024; March 21, 2024; April
18, 2024; May 16, 2024; June 20, 2024; July 18, 2024; September 19, 2024; October 17, 2024; November
21, 2024; February 20, 2025; March 20, 2025; and August 21, 2025. That motion was seconded by
Commissioner Potter. That motion was approved by unanimous roll call vote of the four (4) Commissioners
present with none against and two (2) Commissioners absent.

Further, a motion was made by Commissioner Ballard to approve the Executive Session Minutes of the
Executive Session held on October 16, 2025 and to open those minutes for public inspection. That motion
was seconded by Commissioner Brown. The motion to approve those minutes and to open them for public
inspection was approved by unanimous roll call vote of four (4) Commissioners present with none against
and two (2) Commissioners absent.



Adjournment

A motion to adjourn the meeting was made by Commissioner Ballard and that motion was seconded by
Commissioner Brown. That motion was approved by unanimous voice vote of the four (4) Commissioners
present with none against and two (2) Commissioners absent. The meeting adjourned at 6:16 p.m.

Respectfully submitted,

Danielle J.A. Potter, Recording Secretary



