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HOUSING AUTHORITY OF THE  
CITY OF SEDRO-WOOLLEY 

 
 

SPECIAL  
MEETING OF THE BOARD OF COMMISSIONERS  

AGENDA 
 

Thursday, August 28, 2025 - 10:45am 
 

Hillsview Apartments – 830 Township Street, Sedro-Woolley, WA 98284 
 

 
I. Call to Order        

 
 
 

II. Roll Call 
 
 
 

III. Public Comment 
 
 
 

IV. Approval of Minutes        1 
A. Board Meeting Minutes – June 26, 2025        

 

 

V. Action Items for Discussion & Approval      
A. Approval of Voucher Report – June 1, 2025 to July 31, 2025  2 

 
 

VI. Reports 
A. Financial Report for June 2025      3 

(Sean Lay, Financial Reporting Manager) 
 
 

B. Housing Management Report for June/July 2025    4 
(Penny Bradley, Asst VP of Property Management-Administration) 
 

C. Funding Stability       
(Andria Lazaga, VP of Compliance and Policy) 

 
D. Fair Market Rates (FMR)       5 

 
E. Federal Update        

(Robin Walls, President/CEO) 

 
VII. New Business 

A. 5-Year PHA and Capital Action Plans out for Comment  
 

VIII. Adjournment        
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SPECIAL HOUSING AUTHORITY OF THE CITY OF SEDRO-WOOLLEY 
BOARD OF COMMISSIONERS  

MEETING MINUTES 
 

Thursday, June 26, 2025 

 
I.  Call to Order 

The special meeting of the Board of Commissioners of the Sedro-Woolley Housing Authority was 
called to order by Chair Laurie Fellers at 10:52a.m., on Thursday, June 26, 2025. 

 
 
II.   Roll Call 

Present:   Commissioner Laurie Fellers (Chair), Commissioner Debra Lancaster, Commissioner 
Mario Padilla (via Zoom). 

 
 Excused:  Commissioner Kevin Riley 
 
 
III. Public Comment 
 No public comment. 
 
 
IV.  Approval of Minutes 
 

A. April 17, 2025 
 

Commissioner Debra Lancaster moved for approval of the Minutes with the correction of time 
started, seconded by Commissioner Mario Padilla; the Board unanimously approved the Minutes 
from April 17, 2025.     

 
 

V.  Action Items for Discussion & Approval 
 
 A. Approval of Voucher Report April 1, 2025 to May 31, 2025                                                  
  

 Questions of Commissioners were answered. 
  

Commissioner Debra Lancaster moved for approval of the Voucher Report, seconded by 
Commissioner Mario Padilla; the board unanimously approved the Voucher Report for April 1, 2025 
to May 31, 2025. 
 
 

VI. Reports 
 
 A. Financial Report for April 2025 
 Sean Lay, Financial Reporting Manager gave a detailed report of the Financial Report. 
 
 Questions of Commissioners were answered. 
  
 

B. Housing Management Report for April/May 2025 
 Sela Kennedy, Regional Manager, gave details for the Housing Management Report.   
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VIII.  New Business 
 

A. Federal Happenings 
 
The Project Based Voucher Program Issue that was in the Seattle times, not related to SWHA. For our HCVP, 
one of the plans is to block grant to the State. The state normally does not have a role administering it, so 
this would be something new. Congress is the body of Government that appropriates funding for the 
program and it would take a super majority to pass, which is highly unlikely. The proposed White House 
budget would have a deep slash to programs, around  to 43% reduction. This would impact Sedro-Woolley 
Housing Authority if that level of program funding would go through. We need to bring this forward for 
discussion, with respect to some of the recent spending that we have made on the elevators. KCHA has 
decided to move forward by repositioning our public housing portfolio through the RAD process. We have 
energy performance contracts that are expiring at the end of the year. The RAD conversion will allow us to 
maintain our rents at our current level. Where we would lose our subsidy from the energy performance 
contracts that are expiring. Capital funds that are allocated to public housing units, if there are deep cuts to 
the program, the capital funds will be cut deep and frankly they will probably be deeper than even the 
funding for the voucher program. Public Housing operating subsidies are also at risk. What we know with 
respect to Sedro-Woolley, and us having to pay a certain amount to relocate people temporarily, once the 
elevators went out, there are very thin margins for operating in terms of the current structure. If capital 
funds are impacted at all, and to a certain extent, KCHA already supplements some of Sedro-Woolley’s 
operations already. This RAD conversation is one that we need to have soon to increase revenue in a very 
threatened funding environment.  
 
We annually review the rents. Fair Market Rent – in April – we can pull the FMR’s and look at those. 
We will add to the next agenda to talk about. 
 
Commissioners would like to add to future agendas to do a check-in of what is happening federally.  
 
Adjournment  

There being no further business before the Board of Commissioners, the meeting was adjourned at 
11:19 a.m. 
 

 THE HOUSING AUTHORITY OF THE 
CITY OF SEDRO-WOOLLEY, WASHINGTON 

 
_____________________ 

LAURIE FELLERS, Chair 
Board of Commissioners 

_________________________ 
ROBIN WALLS 
President/CEO      
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INTEROFFICE MEMORANDUM 

 
TO:   Board of Commissioners 
 

FROM:   Sean Lay, Temporary Financial Reporting Manager 
 

DATE:  August 28, 2025 
 

RE:  June 2025 Financial Report 

 

 

Attached for your review is the unaudited financial report for June 2025. This report shows actual 

results, budgets, and variances expressed in both dollars and percentages.  The report, in cash format, 

details operating income and expenses, operating cash flow, non-operating income and expenses, and 

changes in assets and liabilities. Reports in this format will reconcile the changes in cash, and both the 

beginning and ending cash balances are displayed. 

 

 

EXECUTVE SUMMARY 

 

Year-to-date operating income was 15% under budget and operating expenses were 16% over 

budget.  

 

 
 

 

 

 

  

Operating Revenue Operating Expenses

$ Variance % Variance $ Variance % Variance

Tenant Revenue $10,303 6.3% 3 Salaries and Benefits $5,721 5.1% 3

Federal Operating Support (67,684)      -32.4% 1 Administrative Expenses ($5,167) -7.1% 1

Other Revenue 15                2.1% 3 Maintenance Expenses, Utilites, Taxes ($58,259) -34.3% 1

Other Programmatic Expenses $405 86.6% 3

  Total Operating Income ($57,366) -15.4% 1   Total Operating Expenses (57,300) -16.1% 1

Green are favorable variances 

Yellow are unfavorable variances less than 5% 

Red are unfavorable variances greater than 5% 

Favorable Favorable

(Unfavorable) (Unfavorable)
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OPERATING REVENUE AND EXPENSE 

 

Year-to-date operating revenues totaling $315K came under budget expectations by $57K, or 

15.4%. The primary drivers of this variance was operating fund subsidy. The budget assumed a higher 

funding amount particularly at the Hillsview property. 

 

 
 

Year-to-date operating expenses in the amount of $412K were over budget by 16.1%. The primary drivers 

are benefits and occupancy expenses. Benefits were under budget, resulting in a favorable $9.8K variance. 

Occupancy expenses were higher than budget due to a $20K elevator door operator upgrade at Hillsview. 

In addition, 70 failing smoke detectors were replaced and an additional 14 were purchased as spares which 

totaled $23K. Both of these expenses were unbudgeted. 
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CAPITAL ACTIVITY  

 

Capital project expenditures were under budget by 14% primarily due to the roof project at Cedar 

Grove being under budget. This was offset by an unbudgeted $70K in unit upgrades at Hillsview. $387K 

was budgeted for roof repair through June at Cedar Grove, but approximately $287K was spent. This 

resulted in a lower draw from the CFP grant. 

 

CHANGE IN UNRESTRICTED CASH 

 

Unrestricted cash in the amount of -$35K decreased by $94K since the beginning of the year. The 

decrease in cash balance was mainly due to operating subsidy being under budget and maintenance 

expenses being higher than anticipated.  

 

 
 

 



Sedro-Woolley Housing Authority

Statement of Financial Position

As of June 30, 2025

Cedar Grove Hillsview Combined

Cash-Unrestricted ($44,610) $9,500 ($35,110)

Cash-Held by Management Agent -                              -                     -                      

Cash-Designated -                              -                     -                      

Cash-Restricted 3,800                          5,300                9,100                  

  Total Cash (40,810)                      14,800              (26,010)              

Current Assets 130,265                     (37,083)             93,182                

Long-term Assets 983,339                     972,330            1,955,669          

  Total Other Assets 1,113,604                  935,247            2,048,851          

  Total Assets 1,072,794                  950,047            2,022,841          

Current Liabilities 27,181                       34,820              62,001                

Long-Term Liabilities -                              -                     -                      

  Total Liabilities 27,181                       34,820              62,001                

Equity 1,045,613                  915,227            1,960,840          

  Total Liabilities and Equity $1,072,794 $950,047 $2,022,841



Sedro-Woolley Housing Authority

Cash Reconciliation Report

Combined Operations

For the Period Ended June 30, 2025

2025 2025 Favorable Favorable

YTD YTD (Unfavorable) (Unfavorable)

Actual Budget $ Variance

Beginning Cash Balance-Unrestricted/Held by Mgmt Agent $58,759

Beginning Cash Balance-Designated 0

Beginning Cash Balance-Restricted 8,850

  Total Beginning Resources $67,609

Tenant Revenue $173,133 $162,830 $10,303 6.3%

Operating Subsidy from HUD-PH 141,231                        208,915                        (67,684)                         (32.4%) (1)

Other Operating Income 753                               738                               15                                  2.1%

  Total Operating Income 315,118                        372,483                        (57,366)                         -15.4%

Salaries (82,017)                         (77,854)                         (4,163)                           (5.3%)

Benefits (23,785)                         (33,669)                         9,884                            29.4% (2)

Occupancy Expenses (228,124)                       (169,866)                       (58,259)                         (34.3%) (3)

Other Social Service Expenses (63)                                (468)                              405                               86.6%

Administrative Expenses (78,359)                         (73,191)                         (5,167)                           (7.1%)

  Total Operating Expenses (412,347)                       (355,048)                       (57,300)                         (16.1%)

Operating Cash Flow (97,230)                         17,435                          (114,665)                       (657.7%)

Non-Operating Income 354,414                        437,279                        (82,865)                         (19.0%) (4)

Non-Operating Expenses (1,021)                           -                                (1,021)                           n/a

Capital Expenditures (358,278)                       (416,829)                       58,551                          14.0% (4)

Change in Designated Cash -                                -                                -                                n/a

Change in Restricted Cash (250)                              -                                (250)                              n/a

Transfers In/Out -                                -                                -                                n/a

Others Sources/(Uses of Cash) 8,495                            -                                8,495                            n/a

  Non Operating Net Sources (Uses) of Cash 3,361                            20,450                          (17,089)                         (83.6%)

Net Change in Unrestricted Cash (93,869)                         $37,886 ($131,755) (347.8%)

Ending Cash Balance-Unrestricted/Held by Mgmt Agent ($35,110)

Ending Cash Balance-Designated 0

Ending Cash Balance-Restricted 9,100

  Total Ending Resources ($26,010)

1) Operating fund subsidy was below target as the budget assumed a higher funding amount.
2) Benefits were under budget, resulting in a favorable $9.8K variance.
3) Occupancy expenses were higher than budget due to a $20K elevator door operator upgrade at Hillsview. In addition to replacin g 70 failing smoke detectors and 

purchasing an additional 14 as spares which total $23K. Both were unbudgeted.
4) $387K was budgeted roof repair through June for the Cedar Grove. The project came under budget resulting in a $99K variance. This was slightly offset by  $70K in 

unit upgrades at Hillsview. This resulted in a lower draw from the CFP grant.



Sedro-Woolley Housing Authority

Cash Reconciliation Report

Cedar Grove

For the Period Ended June 30, 2025

2025 2025 Favorable Favorable

YTD YTD (Unfavorable) (Unfavorable)

Actual Budget $ Variance

Beginning Cash Balance-Unrestricted/Held by Mgmt Agent $68,898

Beginning Cash Balance-Designated 0

Beginning Cash Balance-Restricted 3,700

  Total Beginning Resources $72,598

Tenant Revenue $65,223 $53,843 $11,380 21.1% (1)

Operating Subsidy from HUD-PH 48,333                            53,781                            (5,448)                             (10.1%) (2)

Other Operating Income 331                                  210                                  121                                  57.8%

  Total Operating Income 113,887                          107,835                          6,053                               5.6%

Salaries (19,824)                           (19,602)                           (221)                                 (1.1%)

Benefits (5,983)                             (8,590)                             2,608                               30.4%

Occupancy Expenses (73,559)                           (63,222)                           (10,337)                           (16.4%) (3)

Other Social Service Expenses (16)                                   (193)                                 177                                  91.9%

Administrative Expenses (19,844)                           (20,159)                           315                                  1.6%

  Total Operating Expenses (119,226)                         (111,766)                         (7,460)                             (6.7%)

Operating Cash Flow (5,338)                             (3,931)                             (1,407)                             (35.8%)

Non-Operating Income 273,037                          422,043                          (149,006)                         (35.3%) (4)

Non-Operating Expenses -                                   -                                   -                                   n/a

Capital Expenditures (287,907)                         (415,111)                         127,204                          30.6% (4)

Change in Designated Cash -                                   -                                   -                                   n/a

Change in Restricted Cash (100)                                 -                                   (100)                                 n/a

Transfers In/Out -                                   -                                   -                                   n/a

Others Sources/(Uses of Cash) (93,198)                           -                                   (93,198)                           n/a (5)

  Non Operating Net Sources (Uses) of Cash (108,169)                         6,932                               (115,101)                         (1,660.5%)

Net Change in Unrestricted Cash ($113,507) $3,000 ($116,508) (3,883.2%)

Ending Cash Balance-Unrestricted/Held by Mgmt Agent ($44,610)

Ending Cash Balance-Designated 0

Ending Cash Balance-Restricted 3,800

  Total Ending Resources ($40,810)

1) Dwelling Rent was higher than budget due to higher income from residents.
2) Operating fund subsidy was below budget as the budget assumed a higher funding amount.
3) Regional staffing and carpentry expense were higher than budget due to renovations being done to the community room. In additon, property insurance was higher 

than budget.
4) $387K was budgeted for roof repair through June. The project came under budget resulting in a $99K variance. One unit upgrade was budgeted for the year, but has 

yet to be completed. This results in a lower draw from the CFP grant.
5) Mainly due to the increase in grant receivable.



Sedro-Woolley Housing Authority

Cash Reconciliation Report

Hillsview

For the Period Ended June 30, 2025

2025 2025 Favorable Favorable

YTD YTD (Unfavorable) (Unfavorable)

Actual Budget $ Variance

Beginning Cash Balance-Unrestricted/Held by Mgmt Agent ($10,139)

Beginning Cash Balance-Designated 0

Beginning Cash Balance-Restricted 5,150

  Total Beginning Resources ($4,989)

Tenant Revenue $107,910 $108,987 ($1,077) (1.0%)

Operating Subsidy from HUD-PH 92,898                          155,133                        (62,235)                         (40.1%) (1)

Other Operating Income 422                               528                               (106)                              (20.1%)

  Total Operating Income 201,230                        264,649                        (63,418)                         -24.0%

Salaries (62,193)                         (58,252)                         (3,941)                           (6.8%)

Benefits (17,802)                         (25,078)                         7,276                            29.0% (2)

Occupancy Expenses (154,565)                       (106,644)                       (47,921)                         (44.9%) (3)

Other Social Service Expenses (47)                                (275)                              228                               82.9%

Administrative Expenses (58,514)                         (53,032)                         (5,482)                           (10.3%) (4)

  Total Operating Expenses (293,122)                       (243,282)                       (49,840)                         (20.5%)

Operating Cash Flow (91,891)                         21,367                          (113,258)                       (530.1%)

Non-Operating Income 81,378                          15,236                          66,141                          434.1% (5)

Non-Operating Expenses (1,021)                           -                                (1,021)                           n/a

Capital Expenditures (70,370)                         (1,718)                           (68,652)                         (3,995.8%) (5)

Change in Designated Cash -                                -                                -                                n/a

Change in Restricted Cash (150)                              -                                (150)                              n/a

Transfers In/Out -                                -                                -                                n/a

Others Sources/(Uses of Cash) 101,694                        -                                101,694                        n/a (6)

  Non Operating Net Sources (Uses) of Cash 111,530                        13,518                          98,012                          725.0%

Net Change in Unrestricted Cash $19,638 $34,885 ($15,247) (43.7%)

Ending Cash Balance-Unrestricted/Held by Mgmt Agent $9,500

Ending Cash Balance-Designated 0

Ending Cash Balance-Restricted 5,300

  Total Ending Resources $14,800

1) Operating fund subsidy was below budget as the budget assumed a higher funding amount.
2) Benefits were under budget, resulting in a favorable $7,300 variance.
3) Occupancy expenses were higher than budget due to a $20K elevator door operator upgrade. In addition to replacing 70 failing smoke detectors and 

purchasing an additional 14 as spares which total $23K. Both were unbudgeted.
4) Mainly due to property management fee being higher than budget by $6,200. This has to do with a discount that was budgeted, b ut not put into practice. 

This is currently being addressed and fixed.
5) Mainly due to $70K in unit upgrades. Unbudgeted.
6) Mainly due to a decrease in grant receivable.
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SEDRO-WOOLLEY HOUSING AUTHORITY 
Housing Management Report 

 

June to July 2025  
 

VACANCIES 

Vacant Units 
Total vacant units as of the last day of the reporting period: 0 
 Hillsview – 0 
 Cedar Grove - 0  
 

Unit Turn Over 
Unit turnover during the reporting period 

 Vacates Housings Completed Upgrades 

Hillsview 0 2 0 

Cedar Grove 0 0 0 
 

YTD Average Unit Turnover Rate:  
Hillsview – 23 days 
Cedar Grove – 0 days 

 

APPLICATIONS 
Number of applicants by property, bedroom size and admissions preference* claimed by 
applicant as of the last day of the reporting period: 
 

Hillsview Preference Non-Preference  Total 

1 Bedroom 80 
(31elderly/disabled) 

30 110 

    
Cedar Grove Preference Non-Preference Total 
2 Bedrooms 262 28 290 
3 Bedrooms 47 19 66 
4 Bedrooms 10 3 13 
Total 319 50 369 

*Preferences: 
1. Rent burden – person is paying more than 50% of income in rent 
2. Family lives in substandard housing - homeless or condition of unit substandard 
3. Involuntary displacement – disaster, government action, housing owner action, domestic violence, 

etc. 
 



SEDRO-WOOLLEY HOUSING AUTHORITY 
Housing Management Report 

 
 

WORK ORDERS 
Work orders completed during the reporting period 

  
Preven-

tive 
Inspec-

tion 
Emergency Vacate RA Tenant 

Request 
Total 

Hillsview 13 12 0 1 0 16 42 
Cedar Grove I 5 1 0 0 0 3 9 
Cedar Grove II 3 3 0 0 0 0 6 
Cedar Grove III 1 1 0 0 0 3 5 
Cedar Grove 
(total) 

9 5 0 0 0 6 20 

Total 22 17 0 1 0 22 62 
RA=Reasonable Accommodation 
 
 

UPDATES 
Previous Meeting Follow Up: No follow up currently.  
 
Staffing: The Ballinger portfolio, overseeing Sedro properties, is fully staffed at this time.  
 
Resident Functions: No functions in June or July. 
 
Resident Issues: Nothing major to report for Hillsview or Cedar Grove.  Routine lease 
enforcement being managed.  
 
Building Issues: No building or system issues currently. Monitoring elevator function. 
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Fair Market Rates – 2025 
 

  Studio 1-BR 2-BR 3-BR 4-BR 

FY 
2025 
FMR 

$1,166  $1,300  $1,701  $2,384  $2,592  

 

 

FY 2025 Fair Market Rent Documentation System — Calculation for Mount Vernon-Anacortes, WA 
MSA (attached) 

 

 

https://www.huduser.gov/portal/datasets/fmr/fmrs/FY2025_code/2025summary.odn
https://www.huduser.gov/portal/datasets/fmr/fmrs/FY2025_code/2025summary.odn







