WINNEBAGO COUNTY HOUSING AUTHORITY
MINUTES OF THE DECEMBER 18, 2025
REGULAR 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
Vice Chairman Alanna D. Conard
Commissioner Ronald E. Ballard
Commissioner Elsie Brown
Commissioner Frank Gambino
Commissioner Danielle J.A. Potter

Absent: None

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

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

Introduction of Guests

None.

Public Hearing on the 2026 Annual Plan and Five Year PHA Plan, and on the Rent Adjustments for
the Hosmer and Brewster Apartments

A motion to convene the public hearing on the above-referenced matters was made by Commissioner
Ballard; that motion was seconded by Commissioner Potter. The motion to approve convening the public
hearing was approved by unanimous roll call vote of the six (6) Commissioners present with none against
and no Commissioners absent.

Executive Director Alan Zais noted that notice of the public hearing had been given but that no one was
present from the public to comment and that no comments regarding these matters had been received from
the public.

A motion to close the public hearing on the above-referenced matters was made by Commissioner Ballard;
that motion was seconded by Commissioner Potter. The motion to close the public hearing was approved
by unanimous roll call vote of the six (6) Commissioners present with none against and no Commissioners
absent.

Changes to Agenda

Executive Director Alan Zais asked the Board’s permission to move the item from ‘“New Business”
“Presentation of FYE 03/2025 Annual Audit Financial and Financial Statements” to this portion of the
Agenda. The consensus of the Board was to allow that change.



New Business
Presentation of FYE 03/2025 Annual Audit & Financial Statements-Rector, Reeder & Lofton, P.C.

Alan introduced Benjamin Albritton, a Senior Auditor from Rector, Reeder & Lofton, P.C., to discuss the
audit report.

Ben thanked the Board for the opportunity to complete the audit and the staff for their cooperation in
facilitating the steps necessary for the audit to be completed. He noted that his firm was in the last year of
a five (5) year contract for providing the audit service.

One “finding” (noted on page 33 of the audit report) was a continued finding from the prior year. They
audited sixty (60) tenant files (forty-five (45) Section 8 files and fifteen (15) public housing files). He noted
that while last year the findings involved a ten percent (10%) error rate with tenant files with issues
primarily regarding the tracking of income, this year they had found a fifteen percent (15%) error rate with
files that involved not only income issues but also issues involving annual inspections not having been
completed. He noted that most, if not all, of the errors had resulted from a staff member who is no longer
employed by the Winnebago County Housing Authority (WCHA) and that the current staff is working in
the right direction to address and complete these issues so that they do not happen again.

Other than this finding, he noted that the WCHA’s financial position is very good. While noting that the
report shows less cash than last year, he said that such was due to the fact that last year the HUD funding
was received earlier in the year. He noted that this affected both this year’s assets and liabilities and that
from a “net” position the WCHA was actually ahead in funding by one hundred ten thousand dollars
($110,000.00). He noted that the WCHA has nine (9) months of reserves while HUD’s goal is to have four
(4) months of reserves. He also commented regarding the fact that the occupancy rate had fallen off as
compared to last year.

He discussed a couple of recent public housing notices issued by HUD. One involves a requirement that
any interest earned on HUD-provided funds has to be paid back to HUD. He also noted a recent HUD
notice requiring that reserves to be looked at differently (going back to 2013) and that such may require
some form of payment back to HUD in future months. He noted that HUD’s goal appears to be to have
public housing “break even”.

Ben departed the meeting at 5:13 p.m.

There was some discussion after Ben’s departure about the audit report. Chairman Getty asked whether
the WCHA’s MTW (Moving to Work) status would give more leeway with regard to the financial rules.
Alan responded by saying that such would not be the case but that WCHA has been preparing for these
changes for a long time and that the new rules will actually have a more serious impact on smaller housing
authorities. Chairman Getty also asked about the occupancy rates and Alan cited two (2) issues with
maintaining a stable and quality maintenance service which had been an issue, especially with regard to the
ability to turn around units quickly at Champion Park.

Deputy Director Deb Alfredson also discussed the status of the house that had the recent fire. She noted
that the deadline for completion was recently moved back to mid-February. Other delays were caused by
requirements established by the City of Rockford’s inspections of the property. For example, all of the duct
work needs to be replaced. She also noted some “push back” that has been received from the insurance
adjuster.



Deb also discussed the write offs that appear on the Agenda with regards to Champion Park. She noted
that there have been recent issues with residents who are underreporting their income and that the staff is
diligently working on cleaning up those issues. She also said that some of the same issues exist at
D’Agnolo. She advised that the staff has embraced using a new income verification tool to better control
this issue.

Executive Director’s Report

Executive Director Alan J. Zais discussed the proposed absorption of the Jo Daviess County Housing
Authority (JDCHA) into the WCHA’s operations. He noted that such is still moving forward with the goal
of it being completed by April 1, 2026. He noted that HUD is supportive about this moving forward and
serving as an example for future consolidation in the State of Illinois. He also noted that the employees of
JDCHA seem to be excited about this upcoming change.

Alan also discussed communications that he has received from HUD regarding the Housing Authority of
the City of Freeport (HACF) and how WCHA could assist HUD to lead in its recovery.

Alan also reported receiving a call from Joe Galvan (a former HUD official who is now a consultant to
HUD) who has been working with HUD on regionalization. Alan said the call involved how WCHA could
assist as a model of regionalization efforts and his appreciation that WCHA has been cited by the National
HUD office as an example of regionalization.

Alan also discussed Board memberships to which he has recently been appointed including the MTW
Committee; the Community Action Agency for the City of Rockford; the Bridges to Prosperity; and the
City of Rockford Landlord Working Group (at whose meeting he said he recently discussed the RHA
lawsuit).

Alan also briefly discussed the status of the purchase of the Glenwood building and the issues that had been
noted in the inspection report. He noted that the deadline for accepting or rejecting the inspection report
had been moved back until January 15, 2026.

Alan also addressed the RAD project in Freeport at Hosmer and Brewster. He noted that the project is
failing and cannot pay its debt and that he has been in meetings with the Housing Authority of the City of
Freeport (HACF) and HUD exploring ways that WCHA can assist HACF in its program recovery and in
helping HACF in noting areas of HACF operations that can be reviewed by HACF to optimize its program
finances. Questions have been raised as to what happens if that project fails and whether the Illinois
Housing Development Authority (IHDA) will forgive the debt on the project. Alan noted that one possible
option may be the sale of the project if it fails.

Alan then addressed the conversation he had with a representative from Pedcor Investments which is
looking at bringing in a public housing authority as a general partner to obtain property tax revaluation for
affordable housing. Pedcor is to be sending Alan additional information about this and he will be discussing
it further with the Board in January. Alan said that he is interested in this prospect because of the
opportunity to bring in an additional funding for WCHA’s operations other than that received from HUD.
He noted that Pedcor is looking at initially restructuring the ownership of an affordable housing project in
Lincoln, Illinois, where WCHA could serve as the managing general partner. Additional information will
be provided on this issue at the next Board meeting.

Lastly, Alan discussed a proposed senior housing project in Machesney Park. Machesney Park wants to
develop a fifty two (52) unit site but needs project based vouchers in order to do so. It needs ten (10)
vouchers and has a February 25, 2026 tax credit deadline. Alan noted that he had discussed with the Board



in the past the idea of project basing further vouchers, and his wish to put out a request for proposals for
project based vouchers and that it would involve approximately fifteen (15) vouchers (of the current
voucher ceiling number that WCHA has remaining that may be project based). Winnebago Homes
Association may serve as the project’s resident services provider. The consensus of the Board was for Alan
to proceed with that request for proposal.

Consent Agenda

Chairman Getty noted that there were seven (7) Resolutions on the Consent Agenda. Commissioner
Gambino made a motion to approve the items on the Consent Agenda. That motion was seconded by
Commissioner Brown. The items on the Consent Agenda were as follows:

A. Resolution No. 25 R 26 “Resolution Approving the Minutes of the October 16,
2025 Regular Meeting of the Board of Commissioners”

B. Resolution No. 25 R 27 “Resolution Approving the FY 2026 Annual Agency Plan and the
Five Year Public Housing Agency (PHA) Plan

C. Resolution No. 25 R 28 “Resolution Approving Rent Adjustments for the Vouchers in the
RAD-1 Program Applicable to Hosmer and Brewster Apartments in Freeport, Illinois

D. Resolution No. 25 R 29 “Resolution Approving Obtaining and Continuing Employee
Group Dental Insurance Coverage Through Aetna, Inc.”

E. Resolution No. 25 R 30 “Acting In Its Capacity As Management Agent for Collier Gardens,
LLC, Resolution Approving the Write-Off of $27,958.89 As A Collection Loss For Collier
Garden Apartments”

F. Resolution No. 25 R 31 “Resolution Approving the Write-Off of $1,308.13 As A Collection
Loss for D’Agnolo Garden Apartments”

G. Resolution No. 25 R 32 “Acting In Its Capacity as Management Agent for Champion Park
TC-1 G/P, Inc., Resolution Approving the Write-Off of 8143,626.54 As A Collection Loss
for Champion Park”

The motion to approve the items on the Consent Agenda as noted above was approved by unanimous roll
call vote of the six (6) Commissioners present with none against and no Commissioners absent.

Financial Report

Finance Director Vickie Huwe noted that her finance report had accompanied the Board packet. There
were no additional comments or questions regarding that report.

Old Business

It was again noted that some of the Commissioners had not completed the Open Meetings Act training.
The Commissioners were urged to complete the training and to have such done by no later than February
1, 2026.



New Business

Executive Director Alan Zais thanked the Board for their volunteer activities on behalf of the WCHA’s
residents. He noted that their efforts touch the lives of approximately one thousand six hundred (1,600)
people and their families that are served by the WCHA.

Commissioner Comments

None.

Executive Session

None.

Action Taken from Executive Session

None.

Adjournment

A motion to adjourn the meeting was made by Commissioner Gambino and that motion was seconded by
Commissioner Brown. That motion was approved by unanimous voice vote of the six (6) Commissioners
present with none against and no Commissioners absent. The meeting adjourned at 6:06 p.m.

Respectfully submitted,

Danielle J.A. Potter, Recording Secretary



