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BOARD MEMBERS IN ATTENDANCE

William Davis, Chair
Tess Clark, Vice Chair
Brenda Koga, Board Member
Palmer DePaulis, Board Member
Fraser Nelson, Board Member
Deborah Chiquito, Board Member
BOARD MEMBERS NOT IN ATTENDANCE

Phil Bernal, Board Member
OTHER BOARD MEMBERS PRESENT

Dave Mansell, Board Member (HAME / HDC)
STAFF IN ATTENDANCE

Daniel Nackerman, Executive Director
Kim Wilford, Deputy Executive Director
Jennifer Nakao, Chief Financial Officer
Zac Pau’u, Deputy Director
Siah Siabi, Director of Real Estate Development
Vicci Jenkins, Property Management Director
Paul Edwards, In-House Counsel
Josie DeJarnatt, Administrative Staff


CALL TO ORDER AND ROLL CALL

Chair William Davis called the HASLC meeting to order and conducted roll call. A quorum was present.
SWEARING IN OF NEW COMMISSIONER

Chair William Davis reported that the City Council had selected Deborah Chiquito. Deborah Chiquito provided information on her background.

Chair William Davis issued the Oath of Office for Deborah Chiquito.
INTRODUCTION OF NEW HIRE

Executive Director Dan Nackerman introduced and welcomed Gretchen Cropp. 
PUBLIC COMMENT

The Chair stated that no members of the public were present wishing to provide public comment.
ANNOUNCEMENTS

There were no announcements. 
APPROVAL OF MINUTES

It was noted that the meeting minutes would be in outline format moving forward, rather than verbatim as in the past.

One correction was noted to the February 23, 2026, meeting minutes.
It was noted that the verbatim transcription and audio recordings would be available upon request.

MOTION
Motion to approve all prior meeting minutes (Items 6 – 9), with the motion for Resolution 890-2026 in the February 23, 2026, meeting minutes corrected.

Motion by Palmer DePaulis.
Second by Fraser Nelson.

VOTE
Approved unanimously.


RESOLUTION 898-2026 – APPROVING THE BUDGET AMENDMENTS TO THE 2025 CONSOLIDATED BUDGET

Executive Director Daniel Nackerman introduced the proposed budget amendments and noted that the updated budget reflects adjustments based on five months of operational performance since adoption in October 2025.

Jennifer Nakao presented the detailed amendments, including:
· Updates to rental income and sublease revenue based on improved occupancy and cost allocation data.
· Inclusion of newly awarded grant funding, including approximately $3.6 million in HOME-ARP funding (allocated across two years).
· Recognition of approximately $850,000 in HUD HVAC grant funding.
· Adjustments to administrative expenses and payroll allocations to better reflect program activity and overhead distribution.
· Updates to operating income related to developer fees from projects closing in late 2025.
At the agency level, staff highlighted a $9 million adjustment associated with the Atkinson Stacks project, reflecting internal financing activity.

Board members discussed the amendments and asked questions regarding revenue changes, grant impacts, and expense adjustments. Staff confirmed that the overall budget position remains stable.

MOTION
Motion to approve Resolution 898-2026.

Motion by Fraser Nelson.
Second by Brenda Koga.

VOTE
The motion passed unanimously.
RESOLUTION 899-2026 – ASSIGNING PROJECT-BASED VOUCHERS TO THE FIRST STEP HOUSE PROJECT FOR THE UNHOUSED

Executive Director Daniel Nackerman presented the request to assign an additional 16 project-based vouchers to the First Step House development.

Staff explained that the project was originally planned as a 34-unit development but has since been expanded to approximately 50 units following rezoning and updated financing.

The project is intended to serve individuals experiencing homelessness, including individuals with substance use disorders, and will be operated by First Step House.

Staff noted that the development previously received a partial voucher commitment but required additional vouchers to support the expanded unit count. It was further noted that the Housing Authority has sufficient capacity under its Moving to Work designation to allocate additional project-based vouchers without impacting existing commitments.

During discussion, Board members asked questions regarding:
· How project-based vouchers are allocated among internal development projects and external partner projects.
· The Authority’s strategy for balancing deeply affordable housing with broader housing needs.
· The geographic distribution and long-term implications of voucher commitments.
Staff clarified that voucher allocations are evaluated on a case-by-case basis, with priority given to projects that align with Board direction and serve high-need populations.

MOTION
Motion to approve Resolution 899-2026.

Motion by Fraser Nelson.
Second by Tess Clark.

VOTE
The motion passed unanimously.
ACCOUNT RECONCILIATION (DEBT WRITE-OFFS) THROUGH JAN. 2026

Kim Wilford presented the recommended account reconciliation write-offs through January 2026, noting that accounts are written off after 90 days of unsuccessful collection efforts.

The total write-offs presented were approximately $26,416, consisting primarily of unpaid tenant rent, maintenance charges, legal fees, and landlord overpayments.

During discussion, Board members asked questions regarding landlord overpayments and the likelihood of recovery.

Staff explained that enhanced procedures have been implemented, including earlier outreach, improved contract language, and structured collection efforts. Staff also noted that recovery is more successful when landlords remain under contract, while balances associated with former landlords are more difficult to collect.

Executive Director Daniel Nackerman noted that overall outstanding landlord overpayments have been significantly reduced in recent years.

MOTION
Motion to approve the account reconciliation debt write-offs.

Motion by Fraser Nelson.
Second by Tess Clark.

VOTE
The motion passed unanimously. 

AUDIT COMMITTEE REPORT

Commissioner Brenda Koga reported that the Audit Committee met with the auditor to review the 2025 audit. She noted that the audit process is complete and that no major concerns were identified. Minor issues were discussed with staff, including items carried over from the prior year, and are being addressed.
PRESENTATION OF 2025 AUDITED FINANCIAL STATEMENTS
Auditor Sean Ceder presented the audited financial statements for 2025 and provided an overview of the audit process, applicable auditing standards, and key results.
Mr. Ceder reported that:
· An unmodified (clean) opinion was issued on the financial statements.
· An unmodified opinion was also issued on compliance.
· The Authority qualifies as a low-risk auditee.
He noted one significant deficiency related to tenant file documentation and income verification, involving a limited number of voucher and public housing files. He clarified that this finding does not rise to the level of a material weakness but approaches that threshold.
Mr. Ceder also reviewed key financial highlights, including:
· Increases in capital assets and notes receivable related to development activity.
· Improved operating results compared to the prior year.
· A net position increase associated in part with development transactions.
· Stable federal funding levels.
Board members asked questions regarding financial trends, depreciation, and audit findings. Staff and the auditor provided clarification, including the role of depreciation in financial reporting versus operational planning.
Discussion also included timing considerations for final audit approval and potential coordination with reporting deadlines.
No formal action was taken at this time.
EXECUTIVE DIRECTOR REPORT
Executive Director Daniel Nackerman provided updates on organizational, development, and policy matters.
Mr. Nackerman reported that the Authority recently secured approximately $32 million in bond financing at favorable rates, supporting ongoing development efforts.
He also informed the Board of recent changes to the state’s Qualified Allocation Plan (QAP), noting that housing authorities, nonprofits, and public entities will no longer receive additional scoring advantages for tax credit applications. He indicated that this change may reduce competitiveness for future development projects and that industry efforts are underway to revisit the policy.
Mr. Nackerman provided updates on development activity, including progress on Mansell Manor, an upcoming groundbreaking for Irma’s at Fairmont, and continued construction across several major projects.
He also reported concerns related to a small number of lower-value construction contracts, including issues with cost overruns, schedule delays, and instances where established internal control procedures were not followed. He noted that these contracts represent smaller-scale projects but will be reviewed further, potentially with the assistance of a forensic analysis.
Additional updates included planned capital improvements to existing properties, newly awarded capital funding for public housing developments, and recognition of the Authority as “Agency of the Year” by the Utah Housing Coalition.
Board members asked questions regarding contract oversight and internal controls. Mr. Nackerman clarified that while systems are in place, certain procedures were bypassed in limited instances, and corrective steps are being taken.
CONSENT CALENDAR REPORTS
The Board considered the consent calendar items as presented on the agenda.
Several items were discussed, including:
TAYLOR SPRINGS RESIDENT CONCERNS
Staff provided an update regarding resident concerns at the Taylor Springs property. It was noted that issues had been raised in a prior meeting related to communication, program requirements, and resident experience.
Staff reported that follow-up actions are underway, including increased coordination with the third-party property management company, additional staff presence, and scheduled meetings with residents to address concerns directly.
Staff acknowledged the complexity of the overlapping program requirements, including project-based vouchers and Section 42 regulations, and emphasized ongoing efforts to improve communication and responsiveness.
Board members emphasized the importance of continued engagement and requested ongoing updates on progress.
HOUSING PROGRAM DEVELOPMENT (HOMEOWNERSHIP INITIATIVES)
Board members requested a future work session to review homeownership program strategies, including potential approaches to expanding access and aligning with development activities.
TENANT VACANCIES
Staff reported on current occupancy levels and noted that vacancy challenges are concentrated primarily at certain veteran-designated and supportive housing sites.
Staff indicated that coordination with referral partners, including the Veterans Administration, has improved and is expected to increase lease-up activity.
No formal action was taken on consent calendar items.
CLOSED SESSION
MOTION
Commissioner Palmer DePaulis moved to enter closed session to discuss the character, professional competence, or physical or mental health of an individual, and to include the HAME and HDC boards in the joint discussion.

Motion by Palmer DePaulis.
Second by Brenda Koga.

VOTE
The motion passed unanimously.
MOTION
Motion to return from closed session.

Motion by Fraser Nelson.
Second by Brenda Koga.

VOTE
The motion passed unanimously.
APPROVE AMENDMENT TO (AND COMPLIANCE WITH) EXECUTIVE DIRECTOR EMPLOYMENT AGREEMENT

MOTION
Commissioner Fraser Nelson moved to extend the Executive Director’s contract by two years, approve an 11% compensation increase retroactive to January 1, 2026, and authorize continued negotiations for formalization in a future contract addendum.

Motion by Fraser Nelson.
Second by Palmer DePaulis.

VOTE
The motion passed unanimously.
COMMUNICATIONS
No communications were discussed.
OTHER BUSINESS
No further business was discussed.
ADJOURNMENT
There being no further business, the HASLC Board meeting was adjourned.



