
















= Voucher, Redevelopment, and Business Activities I & II

2022 
Quarterly 2022 YTD

2022
Budget

2021 
Quarterly 2021 YTD

2021
Budget

REVENUES
Tenant Revenue

'3420 Tenant Revenues - Rent 72,078.00 295,019.00 234,000.00 66,593.00 241,660.00 208,000.00
'3420 Tenant Revenues - Rent 0.00 0.00 0.00 0.00 0.00 0.00

Housing Assistance Pymt 0.00 0.00 0.00 0.00 0.00 0.00
Housing Assistance Pymt 0.00 0.00 0.00 0.00 0.00 0.00

'3421 Tenant Rent - Vacancy Loss 0.00 0.00 0.00 0.00 0.00 0.00
'3421 Tenant Rent - Vacancy Loss 0.00 0.00 0.00 0.00 0.00 0.00
'3422 Tenant Revenue - excess utlities 1,389.35 4,787.06 3,400.00 876.54 3,386.37 4,800.00
'3422 Tenant Revenue - excess utlities 0.00 0.00 0.00 0.00 0.00 0.00

Total Tenant Revenue 73,467.35 299,806.06 237,400.00 67,469.54 245,046.37 212,800.00

Other Revenue
3410 Revenue - HUD 0.00 0.00 0.00 0.00 0.00 0.00
3410 Revenue - HUD 452,680.00 1,816,907.00 232,000.00 439,424.52 1,706,000.55 210,000.00
'3430 Interest Income 22,127.71 66,079.42 54,862.00 13,622.99 55,039.74 59,900.00
'3430 Interest Income 11,176.35 19,676.13 800.00 498.72 3,433.83 2,000.00
'3435 Restricted Interest Income 0.00 0.00 0.00 0.00 0.00 0.00
'3435 Restricted Interest Income 0.00 0.00 0.00 0.00 0.00 0.00

Gain/loss on sale of equipment 2,715.55 9,115.55 0.00 -3,193.96 -3,193.96 0.00
Gain/loss on sale of equipment 0.00 0.00 0.00 10,230.00 -83,961.60 0.00

'3440 Other Charges for Services 455.81 4,864.63 6,100.00 1,660.71 5,790.54 8,000.00
'3440 Other Charges for Services 0.00 0.00 0.00 0.00 0.00 0.00
3450 Fraud Recovery 0.00 0.00 0.00 0.00 0.00 0.00
3450 Fraud Recovery 0.00 0.00 1,000.00 0.00 2,644.00 600.00
3480 Other Revenue 2,933.98 7,818.98 6,700.00 34,240.88 39,375.32 5,900.00
3480 Other Revenue 8,270.11 33,246.62 0.00 8,025.27 31,832.91 0.00

Port In Hap & Admin 0.00 0.00 0.00 0.00 0.00 0.00
3690 CFP Operations 0.00 0.00 5,000.00 3,958.00 3,958.00 20,000.00
3691 Operating Subsidy 53,379.00 208,400.00 160,000.00 41,092.00 159,629.00 125,000.00
3691 Operating Subsidy 0.00 0.00 0.00 0.00 0.00 0.00
3691 Cash Receipts from Section 8 24,703.00 115,989.23 121,000.00 29,798.00 120,983.18 152,400.00

Wausau Community Development Authority - Entity Wide
Income Statement

December 31, 2022



3691 Developer Fees 0.00 0.00 0.00 0.00 0.00 0.00
3692 Insurance Proceeds/VNA Charges to Tenants 59,141.70 267,764.90 255,000.00 70,266.18 257,831.97 282,000.00
3692 Insurance Proceeds/VNA Charges to Tenants 0.00 0.00 0.00 0.00 0.00 0.00

Total Other Revenue 637,583.21 2,549,862.46 842,462.00 649,623.31 2,299,363.48 865,800.00

TOTAL REVENUES 711,050.56 2,849,668.52 1,079,862.00 717,092.85 2,544,409.85 1,078,600.00

EXPENSES

Administrative Expenses
4110 Administration Salaries 20,889.78 75,644.98 73,740.00 19,916.83 73,008.63 73,800.00
4110 Administration Salaries 31,500.35 126,399.28 105,280.00 32,338.02 118,549.01 87,000.00
4120 Advertising  and Marketing 0.00 1,462.50 3,050.00 419.00 2,219.00 3,050.00
4120 Advertising  and Marketing 0.00 571.00 500.00 0.00 396.00 250.00
4130 Legal Expense 0.00 0.00 500.00 0.00 0.00 500.00
4130 Legal Expense 0.00 0.00 0.00 0.00 456.00 0.00
4140 Staff Training 542.00 1,188.14 1,800.00 0.00 1,250.00 1,000.00
4140 Staff Training 81.20 938.48 1,400.00 0.00 400.00 1,200.00
4150 Travel 291.89 612.62 1,300.00 1,033.89 1,130.21 1,400.00
4150 Travel 335.00 590.03 800.00 209.72 436.84 1,000.00
4160 Office Expense 1,831.47 8,685.66 9,900.00 1,600.75 8,190.82 10,900.00
4160 Office Expense 2,292.99 10,211.09 9,800.00 1,998.91 11,974.74 9,600.00
4170 Accounting Fees 1,476.00 6,541.00 6,900.00 1,715.00 7,860.00 8,190.00
4170 Accounting Fees 1,670.00 8,413.00 5,800.00 1,548.00 7,615.00 5,460.00
4171 Audit Fees 787.50 8,902.17 7,670.00 0.00 7,243.29 7,250.00
4171 Audit Fees 787.50 9,551.24 2,900.00 0.00 7,750.00 2,750.00
4182 Empl. Benefit Contrib. -Admin 8,862.68 33,778.26 34,304.00 9,346.71 35,967.96 36,640.00
4182 Empl. Benefit Contrib. -Admin 10,065.44 51,174.31 46,400.00 12,625.87 48,275.65 35,000.00

Empl. Benefit Contrib. -Maint 0.00 0.00 0.00 0.00 0.00 0.00
Empl. Benefit Contrib. -Maint 0.00 0.00 0.00 0.00 0.00 0.00

4190 Other Admin and Sundry 0.00 814.52 1,800.00 0.00 1,083.83 2,350.00
4190 Other Admin and Sundry 0.00 890.68 1,100.00 -2.00 770.75 1,100.00
4191 Telephone 924.77 2,908.99 3,100.00 461.01 2,577.53 3,080.00
4191 Telephone 272.58 1,037.19 1,200.00 256.75 1,035.13 1,200.00

Recreation - Social Act. 0.00 0.00 0.00 0.00 0.00 0.00
4195 Outside Mgt Fees 0.00 0.00 0.00 0.00 0.00 0.00
4195 Outside Mgt Fees 0.00 0.00 0.00 0.00 0.00 0.00

Total Administrative Expenses 82,611.15 350,315.14 319,244.00 83,468.46 338,190.39 292,720.00

Tenant Services Expenses
4210 Tenant Services Salaries 0.00 0.00 0.00 0.00 0.00 0.00
4210 Tenant Services Salaries 0.00 0.00 0.00 0.00 0.00 0.00



4220 Rec. Pub., and Other 597.57 3,222.41 2,700.00 783.01 1,617.32 2,200.00
4220 Rec. Pub., and Other 0.00 0.00 0.00 0.00 0.00 0.00

Recreation - Social Act. 0.00 0.00 0.00 0.00 0.00 0.00
Recreation - Social Act. 0.00 0.00 0.00 0.00 0.00 0.00

4221 Tenant Store Expenses 0.00 0.00 0.00 0.00 0.00 0.00
4221 Tenant Store Expenses 0.00 0.00 0.00 0.00 0.00 0.00
4230 Contract Costs/VNA Expenses 95,895.74 377,835.00 377,860.00 95,786.56 370,362.44 370,110.00
4230 Contract Costs/VNA Expenses 0.00 0.00 0.00 0.00 0.00 0.00

Total Tenant Services Expenses 96,493.31 381,057.41 380,560.00 96,569.57 371,979.76 372,310.00

Utility Expenses
4310 Water 5,528.46 15,786.69 15,800.00 5,395.33 15,067.84 14,500.00
4310 Water 0.00 0.00 0.00 0.00 0.00 0.00
4320 Electricity 9,052.73 28,132.43 28,200.00 8,096.53 24,812.82 27,000.00
4320 Electricity 0.00 0.00 0.00 125.45 510.16 0.00
4330 Gas 7,385.28 16,918.81 12,800.00 5,294.01 12,088.43 10,400.00
4330 Gas 0.00 0.00 0.00 0.00 0.00 0.00
4360 Sewer 8,705.74 23,922.07 20,400.00 7,917.86 19,482.55 17,900.00
4340 Sewer 0.00 0.00 0.00 0.00 0.00 0.00
4390 Other Utilities Expense 1,181.49 3,256.08 3,516.00 1,181.49 3,244.45 3,076.00
4390 Other Utilities Expense 0.00 0.00 0.00 0.00 0.00 0.00

Total Utility Expenses 31,853.70 88,016.08 80,716.00 28,010.67 75,206.25 72,876.00

Maintenance Expenses
4410 Maint. Labor 19,048.59 69,100.57 68,400.00 20,125.69 73,167.20 76,200.00
4410 Maint. Labor 4,277.16 14,507.42 14,000.00 2,227.33 8,084.61 7,800.00
4420 Maint. Materials 10,048.34 20,312.90 17,800.00 6,450.22 15,576.36 20,100.00
4420 Maint. Materials 0.00 0.00 0.00 0.00 0.00 0.00
4430 Maintenance Contracts 7,760.46 25,126.29 32,860.00 3,683.42 19,485.98 34,950.00
4430 Maintenance Contracts 0.00 2,750.00 0.00 0.00 0.00 0.00
4431 Garbage & Trash Removal 628.01 2,661.55 2,720.00 790.02 2,355.89 2,350.00
4431 Garbage & Trash Removal 0.00 0.00 0.00 0.00 0.00 0.00
4433 Empl. Benefit Contr. Maint. 6,702.69 27,121.17 27,980.00 7,054.84 26,937.37 27,560.00
4433 Empl. Benefit Contr. Maint. 606.82 2,059.32 2,000.00 312.41 1,158.68 1,100.00

Misc. Operating Expenses 0.00 0.00 0.00 0.00 0.00 0.00
Misc. Operating Expenses 0.00 0.00 0.00 0.00 0.00 0.00
Total Maintenance Expenses 49,072.07 163,639.22 165,760.00 40,643.93 146,766.09 170,060.00

Protective Services Expenses



4460 Labor 0.00 0.00 0.00 0.00 0.00 0.00
4460 Labor 0.00 0.00 0.00 0.00 0.00 0.00
4470 Materials 0.00 0.00 0.00 -432.05 0.00 0.00
4470 Materials 0.00 0.00 0.00 0.00 0.00 0.00
4480 Contract Costs 913.48 3,756.92 4,400.00 1,306.80 4,186.80 4,000.00
4480 Contract Costs 0.00 0.00 0.00 0.00 0.00 0.00

Total Protective Services 913.48 3,756.92 4,400.00 874.75 4,186.80 4,000.00

Other General Expenses
4510 Insurance Expense 12,469.72 14,261.13 13,305.00 11,024.49 15,098.17 11,580.00
4510 Insurance Expense 3,048.71 4,879.80 3,760.00 2,690.64 6,267.37 3,300.00
4520 Payment in Lieu of Taxes 4,161.37 21,179.00 15,667.00 3,958.42 17,035.02 13,993.00
4520 Payment in Lieu of Taxes 0.00 0.00 0.00 0.00 0.00 0.00
4570 Collection Losses 705.80 -961.45 0.00 559.22 -1,137.97 0.00
4570 Collection Losses 0.00 0.00 500.00 0.00 0.00 600.00
4590 Other General Expense 0.00 0.00 0.00 0.00 0.00 0.00
4590 Other General Expense 0.00 2,719.00 1,000.00 5,776.02 54,261.29 1,000.00

Gain/Loss on Investments 9.28 9.28 0.00 0.00 0.00 0.00
Interest Expense 0.00 0.00 0.00 0.00 0.00 0.00

4595 Compensated Absences 5,942.98 5,942.98 0.00 443.05 443.05 0.00
4595 Compensated Absences 1,207.31 1,207.31 0.00 1,348.89 1,348.89 0.00

Total Other General Expenses 27,545.17 49,237.05 34,232.00 25,800.73 93,315.82 30,473.00

Extraordinary/Casualty Loss Expenses
4610 Labor 1,300.00 1,300.00 2,200.00 0.00 1,800.00 3,000.00
4610 Labor 0.00 0.00 0.00 0.00 0.00 0.00
4620 Labor 0.00 0.00 0.00 0.00 0.00 0.00
4620 Labor 0.00 0.00 0.00 0.00 0.00 0.00

Total Extraordinary/Casualty Loss 1,300.00 1,300.00 2,200.00 0.00 1,800.00 3,000.00

Housing Assistance Payments
4715 Hap Expenses 402,436.00 1,522,494.23 0.00 384,182.00 1,498,513.18 0.00

Total Hap expenses 402,436.00 1,522,494.23 0.00 384,182.00 1,498,513.18 0.00

Depreciation Expense
4800 Depre Expense - PHA Funded 97,119.67 377,919.67 360,000.00 107,987.29 373,407.73 350,000.00
4800 Depre Expense - PHA Funded 902.47 2,342.47 1,960.00 401.26 1,862.95 1,040.00

Total Depreciation Expense 98,022.14 380,262.14 361,960.00 108,388.55 375,270.68 351,040.00

TOTAL OPERATING EXPENSES 790,247.02 2,940,078.19 1,349,072.00 767,938.66 2,905,228.97 1,296,479.00

Change in Net Position -79,196.46 -90,409.67 -269,210.00 -50,845.81 -360,819.12 -217,879.00



Prior Year Adjustments
6010 Prior Year Adjustments 0.00 0.00 0.00 0.00 0.00 0.00
6010 Prior Year Adjustments 0.00 0.00 0.00 0.00 0.00 0.00

Total Prior Year Adjustments 0.00 0.00 0.00 0.00 0.00 0.00

Equity Transfers
9116 Equity Transfers 5,280.00 35,110.00 0.00 0.00 0.00 0.00
9116 Equity Transfers -5,280.00 -35,110.00 0.00 25,881.48 25,881.48 0.00

Total Equity Transfers 0.00 0.00 0.00 25,881.48 25,881.48 0.00

NET INCOME/LOSS -79,196.46 -90,409.67 -269,210.00 -76,727.29 -386,700.60 -217,879.00



Low Rent 
(46 Scattered 

Sites)
Voucher
(Sec 8)

Riverview
Terrace

Business 
Activity **

Business 
Activity II Redevelopment

Entity Wide
Total

2021 Entity 
Wide
Total

(Fund 01) (Fund 02) (Fund 12) (Fund 15) (Fund 17) (Fund 16)
ASSETS

Cash
'1111 Cash - Unrestricted 3,325.59 670,200.03 130,115.40 452,319.24 0.00 85,246.74 1,341,207.00 3,654,152.88
'1117 Petty Cash 75.00 25.00 0.00 0.00 0.00 0.00 100.00 100.00
'1118 Change Fund 20.00 0.00 0.00 0.00 0.00 0.00 20.00 20.00
'1162 General Fund Investments 1,234,762.98 0.00 0.00 0.00 374,038.29 0.00 1,608,801.27 1,535,445.41

Total Cash 1,238,183.57 670,225.03 130,115.40 452,319.24 374,038.29 85,246.74 2,950,128.27 5,189,718.29

Accounts Receivable
1121 Accounts Receivable- Fraud 0.00 970.00 0.00 0.00 0.00 0.00 970.00 1,742.00
'1122 Accounts Receivable - Tenants 0.00 0.00 0.00 0.00 0.00 0.00 0.00 1,176.76
1125 Accounts Receivable - HUD 0.00 0.00 0.00 0.00 0.00 0.00 0.00 141.00
1129 Accounts Receivable - Other 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00
1128 Accounts Receivable - Other 0.00 0.00 5,793.90 0.00 0.00 0.00 5,793.90 6,586.37
'1145 Accrued Interest Receivable 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00

Total Accounts Receivable 0.00 970.00 5,793.90 0.00 0.00 0.00 6,763.90 9,646.13

Other Current Assets
1210 Prepaid Expenses 1,077.50 1,077.50 1,077.50 0.00 0.00 0.00 3,232.50 3,234.39
'1211 Prepaid Insurance 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00
'1295 Interfund due to/from 4,788.15 2,386.72 0.00 0.00 5,503.21 0.00 12,678.08 2,662.53

Total Other Current Assets 5,865.65 3,464.22 1,077.50 0.00 5,503.21 0.00 15,910.58 5,896.92

Noncurrent Assets
1350 CDA Mortgage Sale 0.00 0.00 0.00 0.00 0.00 0.00 0.00 3,531.90
'1400 Land/Structures/Equip Less Accum. Deprn 3,353,417.21 15,238.10 1,797,695.35 60,000.00 0.00 0.00 5,226,350.66 5,414,139.97
1500 Note Receivables - Tax Credits 3,734,432.93 0.00 0.00 2,562,618.73 0.00 0.00 6,297,051.66 3,872,443.20
1600 Investment in Tax Credits 174,797.39 0.00 0.00 0.00 0.00 0.00 174,797.39 174,806.67

Total Noncurrent Assets 7,262,647.53 15,238.10 1,797,695.35 2,622,618.73 0.00 0.00 11,698,199.71 9,464,921.74

TOTAL ASSETS 8,506,696.75 689,897.35 1,934,682.15 3,074,937.97 379,541.50 85,246.74 14,671,002.46 14,670,183.08

Wausau Community Development Authority

December 31, 2022
Balance Sheet



LIABILITIES
Accounts Payable

2110 Bank Overdraft 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00
'2111 Accounts Pay. Vendors & Contractors 6,912.14 0.00 3,343.02 0.00 0.00 0.00 10,255.16 5,820.77
'2114 Tenants Security Deposits 23,350.00 0.00 9,020.00 0.00 0.00 0.00 32,370.00 34,864.00
2118 A/P HUD 0.00 47.00 0.00 0.00 0.00 0.00 47.00 0.00
'2119 Other Accounts Payable 21,378.39 15,258.79 3,534.33 0.00 4,410.19 0.00 44,581.70 44,139.17

Total Accounts Payable 51,640.53 15,305.79 15,897.35 0.00 4,410.19 0.00 87,253.86 84,823.94

Accrued Liabilities
'2134 Accrued Compensated Absences 29,116.48 6,539.05 2,512.93 0.00 10,894.08 0.00 49,062.54 41,917.15
2136 Other Accrued Liabilities 645.76 0.00 4,558.88 0.00 0.00 0.00 5,204.64 4,031.42
'2137 Payment in Lieu of Taxes 14,361.69 0.00 6,817.31 0.00 0.00 0.00 21,179.00 17,035.02
'2145 Inter program due (to/from) 0.00 0.00 920.29 0.00 0.00 0.00 920.29 0.00
'2240 Tenants Prepaid Rents 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00
'2290 Unearned Revenue 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00

Total Accrued Liabilities 44,123.93 6,539.05 14,809.41 0.00 10,894.08 0.00 76,366.47 62,983.59

Longterm Liabilities
2319 Business Loans 750,000.00 0.00 0.00 0.00 0.00 0.00 750,000.00 750,000.00
2600 Deferred Inflows of Resources 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00

Total Longterm Liabilities 750,000.00 0.00 0.00 0.00 0.00 0.00 750,000.00 750,000.00

TOTAL LIABILITIES 845,764.46 21,844.84 30,706.76 0.00 15,304.27 0.00 913,620.33 897,807.53

NET POSITION
Net Postion

'2700 Income & Expense Summary 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00
'2802 Invested in Capital Assets 3,353,417.22 16,740.78 1,797,695.35 60,000.00 0.00 0.00 5,227,853.35 5,414,139.97
'2810 Unrestricted & Restricted Net Position 4,307,515.07 651,311.73 106,280.04 3,014,937.97 364,237.23 85,246.74 8,529,528.78 8,358,235.58
2830 Tax Credit Equity 0.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00

Total Net Position 7,660,932.29 668,052.51 1,903,975.39 3,074,937.97 364,237.23 85,246.74 13,757,382.13 13,772,375.55

NET POSITION & LIABILITIES 8,506,696.75 689,897.35 1,934,682.15 3,074,937.97 379,541.50 85,246.74 14,671,002.46 14,670,183.08
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To the Members 
Riverview Towers LLC 
Wausau, WI  
 
The members are responsible for the accompanying financial statements of Riverview Towers LLC (“Project”), which comprise the balance sheet as of December 
31, 2022, and the related statement of operations for the one month and year then ended in accordance with accounting principles generally accepted in the 
United States of America. We have performed a compilation engagement in accordance with Statements on Standards for Accounting and Review Services 
promulgated by the Accounting and Review Services Committee of the AICPA. We did not audit or review the financial statements, nor were we required to 
perform any procedures to verify the accuracy or completeness of the information provided by the members. Accordingly, we do not express an opinion, a 
conclusion, nor provide any form of assurance on these financial statements. 
 
The members have elected to omit the statement of cash flows and substantially all of the disclosures required by accounting principles generally accepted in the 
United States of America. If the statement of cash flows and omitted disclosures were to be included in the financial statements, they might influence the user’s 
conclusions about the Project’s financial position, result of operations, and cash flows. Accordingly, the financial statements are not designed for those who are not 
informed about such matters. 
 
The accompanying budget of the Project for the year ending December 31, 2022, has not been compiled or examined by us, and, accordingly, we do not express 
an opinion or any other form of assurance on it.  The partners have elected to omit the summaries of significant assumptions and accounting policies required 
under established guidelines for presentation of prospective financial statements. If the omitted summaries were included in the budgeted information, they might 
influence the user’s conclusions about the Project’s budgeted information. Accordingly, this budgeted information is not designed for those who are not informed 
about such matters. 
 
We are not independent with respect to the Project. 

 
La Crosse, Wisconsin 
January 18, 2023 
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December 31, 2022

 Cumulative Current Period

 
          ASSETS
     CURRENT ASSETS
Cash

0.00 0.00  26-0-000-000-1010.100 Cash - Construction (US Bank)
9,248.51 1,271,383.52  26-0-000-000-1111.040 Cash - Unrestricted

0.00 0.00  26-0-000-000-1111.050 Cash - Reserve Account
7,644.05 1,163,659.78  26-0-000-000-1162.000 Cash - Savings/Money Mkts/CDs

16,892.56 2,435,043.30Total

Accounts Receivable
(20.00) 244.00  26-0-000-000-1122.000 Accounts Receivable - Tenants

0.00 0.00  26-0-000-000-1128.000 Accounts Receivable - Other
0.00 0.00  26-0-000-000-1129.000 Accounts Receivable - Subsidy

(20.00) 244.00Total

Accrued Receivables
0.00 0.00  26-0-000-000-1145.000 Accrued Interest Receivable
0.00 0.00Total

Other Current Assets
(1,566.21) 5,140.32  26-0-000-000-1210.000 Prepaid Expenses
(2,226.44) 4,089.90  26-0-000-000-1211.000 Prepaid Insurance

0.00 0.00  26-0-000-000-1295.001 Interprogram Due (to) from PH
(3,792.65) 9,230.22Total

13,079.91 2,444,517.52     TOTAL CURRENT ASSETS

 *(See Accountants' Compilation Report) 
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December 31, 2022

 Cumulative Current Period

 
     NONCURRENT ASSETS
Fixed Assets

0.00 0.00  26-0-000-000-1400.000 CWIP
0.00 0.00  26-0-000-000-1400.060 Land
0.00 17,560.00  26-0-000-000-1400.061 Land Improvements
0.00 18,329.76  26-0-000-000-1400.080 Dwelling Equipment
0.00 315,909.12  26-0-000-000-1400.090 Nondwelling Equipment
0.00 10,090,944.96  26-0-000-000-1400.100 Building Improvements

(27,839.27) (3,138,796.30)  26-0-000-000-1400.150 Accumulated Depreciation
(27,839.27) 7,303,947.54Total

Other Assets
0.00 47,114.00  26-0-000-000-1460.000 Tax Credit Fees

(261.74) (32,194.02)  26-0-000-000-1460.010 Tax Credit Fee Amort
0.00 0.00  26-0-000-000-1470.000 Financing Fees
0.00 0.00  26-0-000-000-1470.010 Financing Fees Amort

(261.74) 14,919.98Total

(28,101.01) 7,318,867.52     TOTAL NONCURRENT ASSETS

          TOTAL ASSETS 9,763,385.04(15,021.10)

 *(See Accountants' Compilation Report) 
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December 31, 2022nak

 Cumulative Current Period

 
          LIABILITIES AND MEMBERS' EQUITY
     CURRENT LIABILITIES
Accounts Payable

2,113.57 2,113.57  26-0-000-000-2111.000 A/P - Vendors & Contractors
0.00 0.00  26-0-000-000-2111.010 A/P - Other

1,273.00 52,228.00  26-0-000-000-2114.000 Tenants Security Deposits
0.00 0.00  26-0-000-000-2119.000 A/P - Other

9,024.87 28,191.09  26-0-000-000-2119.010 A/P - Payroll
0.00 0.00  26-0-000-000-2119.020 A/P - Gorman Compliance Fee
0.00 0.00  26-0-000-000-2119.030 A/P - Gorman Developer Fee
0.00 0.00  26-0-000-000-2119.040 A/P - Subsidy

12,411.44 82,532.66Total

Accrued Liabilities
4,462.94 15,600.53  26-0-000-000-2134.000 Accrued Comp Absences - Due within one year

201.65 201.65  26-0-000-000-2136.000 Other Accrued Liabilities
2,186.32 42,586.64  26-0-000-000-2137.000 Payment in Lieu of Taxes

(9,239.45) 0.00  26-0-000-000-2149.000 Accrued Asset Mgt Fee
(2,388.54) 58,388.82Total

Other Current Liabilities
3,867.86 3,867.86  26-0-000-000-2145.001 Interprogram Due to (from) PH
2,386.72 2,386.72  26-0-000-000-2145.002 Interprogram Due to (from) Voucher

0.00 0.00  26-0-000-000-2145.012 Interprogram Due to (from) Riverview Terrace
15.87 5,503.21  26-0-000-000-2145.017 Interprogram Due to (from) BA II

(267.00) 33.00  26-0-000-000-2240.000 Tenants Prepaid Rent
(2,406.00) 2,406.00  26-0-000-000-2290.000 Unearned Revenue

3,597.45 14,196.79Total

13,620.35 155,118.27     TOTAL CURRENT LIABILITIES

 *(See Accountants' Compilation Report) 
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 Cumulative Current Period

 
     NONCURRENT LIABILITIES

1,542.50 17,321.62  26-0-000-000-2134.010 Accrued Comp Absences
0.00 0.00  26-0-000-000-2310.000 Notes Payable - Construction Loan
0.00 2,500,000.00  26-0-000-000-2320.000 Notes Payable - Wausau CDA PH

4,166.63 450,000.00  26-0-000-000-2320.010 Interest Payable - Wausau CDA PH
0.00 750,000.00  26-0-000-000-2330.000 Notes Payable - Wausau CDA PH (AHP loan)

325.12 34,432.93  26-0-000-000-2330.010 Interest Payable - Wausau CDA PH (AHP loan)
6,034.25 3,751,754.55Total

19,654.60 3,906,872.82     TOTAL LIABILITIES
     MEMBERS' EQUITY

0.0052,702.19  26-0-000-000-2700.000 CY Net Change
0.00 (52,000.00)  26-0-000-000-1450.000 Syndication Costs
0.00 0.00  26-0-000-000-2810.512 Unrestricted Net Assets

(8.74) 174,797.39  26-0-000-000-2834.000 Managing Member Equity
(87,369.15) 5,733,714.83  26-0-000-000-2835.000 NEF Investor Equity
(34,675.70) 5,856,512.22TOTAL MEMBERS' EQUITY

          TOTAL LIABILITIES AND MEMBERS' EQUITY 9,763,385.04(15,021.10)

0.00 0.00Proof

 *(See Accountants' Compilation Report) 
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nak Twelve Month Period - December 31, 2022

***YTD ACTUAL*** ***YTD BUDGET*** ******  PERIOD TO DATE****** 
VarianceBudgetActualPUMBudgetActualPUM

0.00PUM 1.00 149.00 1,788.00 1,788.00149.00 1.00

     OPERATING REVENUE
Rental Revenue

(3,803.00)301.5645,250.00 543,000.00539,197.0045,323.00304.18  26-1-000-000-3420.000 Tenant Revenue - Rent
0.000.000.00 0.000.000.000.00  26-1-000-000-3422.000 Excess Utilities

(3,803.00)301.5645,250.00 543,000.00539,197.0045,323.00304.18Total

Nonrental Revenue
(4,252.00)208.5831,433.37 377,200.00372,948.0031,951.00214.44  26-1-000-000-3410.000 HUD HAP Subsidy

0.000.000.00 0.000.000.000.00  26-1-000-000-3410.010 HUD Admin Fees
(1,005.34)2.79500.00 6,000.004,994.66302.242.03  26-1-000-000-3440.000 Other Inc - Tenants Charges

(848.65)2.55450.00 5,400.004,551.35356.252.39  26-1-000-000-3440.020 Other Inc - Tenant Store
0.000.000.00 0.000.000.000.00  26-1-000-000-3440.030 Other Income
0.000.000.00 0.000.000.000.00  26-1-000-000-3440.060 Other Income - Voucher CARES

1,062.644.57591.63 7,100.008,162.643,085.3120.71  26-1-000-000-3444.040 Laundry
0.000.000.00 0.000.000.000.00  26-1-000-000-3444.050 Vending
0.000.000.00 0.000.000.000.00  26-1-000-000-3691.000 Operating Subsidy
0.000.000.00 0.000.000.000.00  26-1-000-000-3692.000 Other Inc - Insurance Proceeds

(5,043.35)218.4932,975.00 395,700.00390,656.6535,694.80239.56Total

(8,846.35)     TOTAL OPERATING REVENUE 543.74 81,017.80 929,853.65 938,700.0078,225.00 520.05

     OPERATING EXPENSES
Administration

(1,396.24)48.577,353.37 88,240.0086,843.769,280.1662.28  26-1-000-000-4110.000 Administration Salaries
0.000.000.00 0.000.000.000.00  26-1-000-000-4110.010 Admin Salaries - Comp Abs

69.502.11308.37 3,700.003,769.50311.002.09  26-1-000-000-4120.000 Advertising & Marketing
(800.00)0.0066.63 800.000.000.000.00  26-1-000-000-4130.000 Legal Expense
(553.86)0.36100.00 1,200.00646.140.000.00  26-1-000-000-4140.000 Staff Training
(430.87)0.2675.00 900.00469.130.000.00  26-1-000-000-4150.000 Travel

279.630.160.00 0.00279.63120.000.81  26-1-000-000-4150.010 Mileage
(426.36)5.35833.37 10,000.009,573.64762.825.12  26-1-000-000-4160.000 Office Expenses

(32.00)2.58386.63 4,640.004,608.00354.002.38  26-1-000-000-4170.000 Accounting Fees
0.505.25782.38 9,389.009,389.500.000.00  26-1-000-000-4171.000 Audit Fees

(4,096.30)25.734,175.00 50,100.0046,003.704,197.5228.17  26-1-000-000-4182.000 Employee Benefits - Admin
(769.40)0.35116.63 1,400.00630.600.000.00  26-1-000-000-4190.000 Other Admin and Sundry

12.811.61238.37 2,860.002,872.81569.223.82  26-1-000-000-4191.000 Telephone
(177.95)18.522,775.00 33,300.0033,122.052,772.2118.61  26-1-000-000-4192.000 Management Fee

0.003.75558.75 6,705.006,705.00558.753.75  26-1-000-000-4193.000 Compliance Fee
0.375.64839.88 10,079.0010,079.37839.925.64  26-1-000-000-4194.000 Asset Management Fee

(8,320.17)120.2418,609.38 223,313.00214,992.8319,765.60132.66Total

 *See Accountants' Compilation Report



Date: 02/07/2023 Page: 2Riverview Towers LLC
Rpt File: H:\hms\reports\\1GLOS1.QRPTime: 10:50:50   Stmnt of Operations-Riverview Towers LLC

nak Twelve Month Period - December 31, 2022

***YTD ACTUAL*** ***YTD BUDGET*** ******  PERIOD TO DATE****** 
VarianceBudgetActualPUMBudgetActualPUM

 

     OPERATING EXPENSES
Tenant Services

0.000.000.00 0.000.000.000.00  26-1-000-000-4210.000 Tenant Services Salaries
(1,489.36)2.08433.37 5,200.003,710.641,272.518.54  26-1-000-000-4220.000 Rec, Pub and Other 
(1,274.96)2.31450.00 5,400.004,125.04640.074.30  26-1-000-000-4221.000 Tenant Store Expenses
(2,764.32)4.38883.37 10,600.007,835.681,912.5812.84Total

Utilities
(1,150.75)4.78808.37 9,700.008,549.252,027.4613.61  26-1-000-000-4310.000 Water

(58.16)30.734,583.37 55,000.0054,941.847,850.1052.69  26-1-000-000-4320.000 Electricity
4,756.7520.002,583.37 31,000.0035,756.759,616.7464.54  26-1-000-000-4330.000 Gas
1,158.757.02950.00 11,400.0012,558.753,584.4724.06  26-1-000-000-4360.000 Sewer

(76.00)0.85133.37 1,600.001,524.00381.002.56  26-1-000-000-4390.000 Other Utilities Expense
4,630.5963.389,058.48 108,700.00113,330.5923,459.77157.45Total

Maintenance and Operations
1,883.6853.077,750.00 93,000.0094,883.6815,375.00103.19  26-1-000-000-4410.000 Maint Labor

0.000.000.00 0.000.000.000.00  26-1-000-000-4410.010 Maint Labor - Comp Abs
(214.27)11.631,750.00 21,000.0020,785.733,474.6023.32  26-1-000-000-4420.000 Maint Materials

432.732.76375.00 4,500.004,932.732,838.7419.05  26-1-000-000-4430.010 Heating & Cooling
(450.00)0.3183.37 1,000.00550.000.000.00  26-1-000-000-4430.020 Snow Removal

342.224.11583.37 7,000.007,342.221,075.917.22  26-1-000-000-4430.030 Elevator Maintenance
(948.39)2.43441.63 5,300.004,351.61283.401.90  26-1-000-000-4430.040 Landscape & Grounds

(8,200.00)0.00683.37 8,200.000.000.000.00  26-1-000-000-4430.050 Unit Turnaround
(112.56)0.78125.00 1,500.001,387.440.000.00  26-1-000-000-4430.060 Electrical
(191.61)0.1741.63 500.00308.390.000.00  26-1-000-000-4430.070 Plumbing

(1,413.33)8.161,333.37 16,000.0014,586.672,141.0314.37  26-1-000-000-4430.080 Extermination
(805.00)3.35566.63 6,800.005,995.000.000.00  26-1-000-000-4430.090 Janitorial
1,142.344.27541.63 6,500.007,642.341,768.5711.87  26-1-000-000-4430.100 Other Contract Costs
(807.91)0.55150.00 1,800.00992.090.000.00  26-1-000-000-4430.101 Routine
1,371.814.48553.37 6,640.008,011.81923.956.20  26-1-000-000-4431.000 Garbage & Trash Removal
(632.16)24.033,633.37 43,600.0042,967.845,322.3535.72  26-1-000-000-4433.000 Employee Benefits - Maint

(8,602.45)120.1018,611.74 223,340.00214,737.5533,203.55222.84Total

Protective Services
(322.55)2.17350.00 4,200.003,877.45198.271.33  26-1-000-000-4480.000 Contract Costs
(322.55)2.17350.00 4,200.003,877.45198.271.33Total

 *See Accountants' Compilation Report
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***YTD ACTUAL*** ***YTD BUDGET*** ******  PERIOD TO DATE****** 
VarianceBudgetActualPUMBudgetActualPUM

 

     OPERATING EXPENSES
General Expense

748.0011.711,682.63 20,192.0020,940.001,745.2711.71  26-1-000-000-4510.010 Insurance - Property
(178.44)3.31508.37 6,100.005,921.56481.173.23  26-1-000-000-4510.020 Insurance - Liability 

(1,350.36)1.24296.63 3,560.002,209.64270.641.82  26-1-000-000-4510.030 Insurance - Workers Comp
27.270.1620.87 250.00277.270.000.00  26-1-000-000-4510.040 Insurance - Other

(843.36)23.823,619.13 43,430.0042,586.642,186.3214.67  26-1-000-000-4520.000 Payment in Lieu of Taxes
92.000.050.00 0.0092.00(20.00)0.13  26-1-000-000-4570.000 Collection Losses

0.000.000.00 0.000.000.000.00  26-1-000-000-4590.000 Other General Expense
0.003.75558.75 6,705.006,705.000.000.00  26-1-000-000-4590.010 Other Gen Exp - Compliance Fee

(0.25)1.08160.62 1,927.001,926.750.000.00  26-1-000-000-4590.020 Other Gen Exp - Tax Return
6,005.443.360.00 0.006,005.446,005.4440.30  26-1-000-000-4595.000 Compensated Absences
4,500.3048.476,847.00 82,164.0086,664.3010,668.8471.60Total

Extraordinary Maintenance
0.000.000.00 0.000.000.000.00  26-1-000-000-4610.010 Labor

(1,568.00)1.92416.63 5,000.003,432.000.000.00  26-1-000-000-4610.030 Contract Costs
(1,568.00)1.92416.63 5,000.003,432.000.000.00Total

Casualty Losses
0.000.000.00 0.000.000.000.00  26-1-000-000-4620.030 Contract Costs
0.000.000.00 0.000.000.000.00Total

Depreciation Expenses
5,639.27187.8327,516.63 330,200.00335,839.2727,839.27186.84  26-1-000-000-4800.000 Depreciation Expense

(0.12)1.76261.75 3,141.003,140.88261.741.76  26-1-000-000-4801.000 Amortize - Tax Credit Fees
0.000.000.00 0.000.000.000.00  26-1-000-000-4802.000 Amortize - Finance Fees

5,639.15189.5927,778.38 333,341.00338,980.1528,101.01188.60Total

(6,807.45)     TOTAL OPERATING EXPENSES 787.31 117,309.62 983,850.55 990,658.0082,554.98 550.25

(2,038.90)     OPERATING INCOME (LOSS) 243.57 (36,291.82) (53,996.90) (51,958.00)(4,329.98) 30.20

 *See Accountants' Compilation Report
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***YTD ACTUAL*** ***YTD BUDGET*** ******  PERIOD TO DATE****** 
VarianceBudgetActualPUMBudgetActualPUM

 

Nonoperating Revenue (Expense)
19,021.6611.48125.00 1,500.0020,521.666,107.8740.99  26-1-000-000-3430.000 Investment Income

0.000.000.00 0.000.000.000.00  26-1-000-000-3480.000 Gain (Loss) on Fixed Assets
3,902.0027.96(4,491.87) (53,902.00)(50,000.00)(4,166.63)27.96  26-1-000-000-4540.000 Interest Expense - CDA Loan

(3,902.65)2.180.00 0.00(3,902.65)(325.12)2.18  26-1-000-000-4540.010 Interest Expense - AHP CDA Loan
0.000.000.00 0.000.000.000.00  26-1-000-000-9000.000 Operating Transfer In

19,021.0118.67(4,366.87) (52,402.00)(33,380.99)1,616.1210.85Total

16,982.11     CHANGE IN NET ASSETS 232.72 (34,675.70) (87,377.89) (104,360.00)(8,696.85) 48.87

Prior Period Adjustments
0.000.000.00 0.000.000.000.00Total

16,982.11     NET CHANGE 232.72 (34,675.70) (87,377.89) (104,360.00)(8,696.85) 48.87

 *See Accountants' Compilation Report













































































U.S. DEPARTMENT OF HOUSING AND URBAN DEVELOPMENT 
WASHINGTON, DC  20410-5000 

OFFICE OF PUBLIC AND INDIAN HOUSING 
Quality Assurance Division 

February 7, 2023 

Ms. Elizabeth Brodek 
Executive Director  
Wausau Community Development Authority 
550 E Thomas Street 
Wausau, WI  54403 

Dear Ms. Brodek: 

Recently, Quality Assurance Division (QAD) staff conducted a remote Rent 
Reasonableness review of the Wausau Community Development Authority (WI031).  This 
review is part of our overall Housing Choice Voucher (HCV) program initiative to better ensure 
that (1) the system adopted for determining the reasonableness of program rents is in accordance 
with HUD’s guidelines, (2) the system is used correctly in approving program rents, and (3) 
participant files are properly documented.   

The results of our review are presented in the enclosed report.  The report contains two (2) 
Concerns and no Findings.  No response is required for Concerns.   

We appreciate the cooperation extended to QAD staff during the review and your 
assistance in helping us ensure the best possible Rent Reasonableness process. Should you have 
any questions or concerns, please contact Andrew Kopacek at 612-370-3057 or 
Andrew.R.Kopacek@hud.gov.   

Sincerely, 

Ray Phung 
Supervisory Program Analyst 
Quality Assurance Division 

Enclosure: Rent Reasonableness Review – WI031 

cc:   Shirley Wong, Director, Office of Public & Indian Housing, Milwaukee 



Rent Reasonableness Review – WI031 

Background:  For every unit accepted into the Housing Choice Voucher (HCV) program, the 
PHA must determine that the rent for the unit is reasonable in comparison to rents for unassisted 
units in the market area.  The purpose of this review is to examine a PHA’s source documents 
and determine if the PHA is following HUD’s Rent Reasonableness guidelines.   

Concerns 

Concern No. 1:  Unit type comparability was not established in some sampled files. 

Condition:  In five of ten files reviewed, unit type was either missing or was not comparable on 
the Rent Reasonableness certification form. See the below Table 1 for the missing and 
inconsistent unit types.  

Table 1:  
LAST NAME 
(truncated) 

Subject 
Unit Type 

Comparable 1 
Unit Type 

Comparable 2 
Unit Type 

Comparable 3 
Unit Type 

HQS Inspection 
Unit Type 

Che*** ?? duplex duplex duplex apartment 

Dal*** ?? duplex duplex ?? single-family 

Gei* ?? apartment apartment apartment apartment 

And***** duplex single-family duplex duplex duplex 

Den*** apartment apartment apartment ?? apartment 

Cause:  As follows is a response provided by Betty Noel, WI031 Assistant Director, regarding 
the cause of the missing unit type designations:   

In our housing software, when determining RR, there are two separate areas in which to 
designate “Unit Type”.  Unfortunately, for these files we discovered that one of those 
“Unit Type” designation boxes was unintentionally left unchecked.   

For the Che*** file, PHA staff states that the inspection report is incorrectly marked, and that 
this unit is actually a duplex unit but Garden Apartment was incorrectly checked on the 
inspection form.  Therefore, the duplex comparable units used in the determination are accurate.     
For the Dal*** and And***** files, PHA staff states that a sufficient number of like-unit-type 
comparable units could not be found within the PHA comparable unit database.  Therefore, they 
used what they regarded as the “next-most-comparable” unit types in the determinations.   

Effect: Because a subject single-family unit was compared against duplex comparable units, the 
Dal*** file appeared to have a PHA approved rent that exceeded reasonable rent.  However, 
upon WI031 staff redetermining Rent Reasonableness with single-family unit types, it is shown 
that a high rent was not approved.  As such, none of the unit type errors listed in this Concern 
resulted in over-expenditure of HAP monies.   



Rent Reasonableness Review – WI031 

For PHA staff to keep in mind, and as noted in the Rent Reasonableness section of the HCV 
Guidebook, unit type is one of the three most important factors in explaining differences in rents:   

Not all of the factors that HUD requires PHAs to review have the same effect on rents, 
and there is considerable variation on what is important from market to market. However, 
the three most important factors in explaining differences in rents are:  

• Location of the unit;  

• Number of bedrooms in the unit; and  

• Type of unit (e.g., high rise, garden apartment, duplex, single family home).  

If the comparable unit type does not match the program unit type, and no dollar adjustment is 
made to establish comparability, then the RR certification process may become inaccurate.   

As stated in 24 CFR § 982.507(b):   

Comparability. The PHA must determine whether the rent to owner is a reasonable rent 
in comparison to rent for other comparable unassisted units. To make this determination, 
the PHA must consider:  (1) The location, quality, size, unit type, and age of the contract 
unit…. 

Recommended Corrective Action 1:  Ensure that unit type is always clearly stated on the Rent 
Reasonableness certification forms and that comparable units are of the same unit type as the 
subject unit.  Of note is that WI031 staff already corrected all of the errors stated in this Concern.  
Therefore, this Recommended Corrective Action is for WI031 practices going forward.     

Concern No. 2:  In one file reviewed, Rent Reasonableness was documented late. 

Condition:  According to documentation found in the Sno**** file, Rent Reasonableness was 
performed one day after the HAP Contract was signed.   

Cause:  When asked about this issue, PHA staff indicated the following:   

After the HAP contract was signed and the tenant file was reviewed for completeness, it 
was discovered that one of the comps used was inaccurate.  A new RR form was 
subsequently generated for the file which then reflected a date after the HAP contract 
signature date. 

Effect:  The PHA did not comply with the requirements of 24 CFR § 982.507(a)(1), which 
states, “[…] the PHA may not approve a lease until the PHA determines that the initial rent to 
owner is a reasonable rent.”  By completing the reasonable rent determination after the execution 
of the HAP Contract, the contract rent and calculated HAP payment may not be reasonable 
compared to similar, unassisted units.  This may lead to the over payment of subsidy and harms 
the integrity of the Housing Choice Voucher program.   

A reasonable rent appears to have been approved in this instance, so no negative monetary effect 
results from this error.   



Rent Reasonableness Review – WI031 

Recommended Corrective Action 2:  Ensure that Rent Reasonableness is always completed 
prior to signing the HAP Contract.  

Technical Assistance 

Technical assistance provided during this review primarily focused on the three most important 
Rent Reasonableness criteria:  Location, Unit Type, and Unit Size.  As noted during the January 
24th, 2023, phone discussion with WI031 staff, location and unit size were always accurately 
considered in all files reviewed—whereas unit type needs some work.  WI031 staff was 
receptive to making the recommended changes, making all recommended changes, and 
providing proof, within a day of that 1/24/2023 discussion.   

Other technical assistance provided focused on comparability language noted in 24 CFR § 
982.507(b), some of the HCV Guidebook’s Rent Reasonableness section, and parts of HUD 
Notice PIH 2003-12.   

It bears mention that WI031 staff was exceptionally cooperative for the duration of this review.  
All requested information was provided far ahead of deadlines and with great accuracy.  In his 
over 20 years of doing Rent Reasonableness reviews, the reviewer cannot recall any other PHA 
staff that was so fast and accurate in response.  In addition, WI031 staff always wanted to learn, 
always was receptive to suggested improvements, and always had a positive attitude.   

WI031 staff is encouraged to contact the reviewer in the future with any Rent Reasonableness 
questions.  It’s been a sincere joy to work with such great staff.   


	Agenda 3-28-2023
	Minutes 1-24-23
	Finance Committee Chair Report 3-8-23
	CFP Summary 12-31-22
	4th Qtr Income Stmt Summary - CDA
	4th Qtr 2022 Income Statement
	4th Qtr 2022 Balance Sheet
	4th Qtr Income Stmt Summary - RVT LLC
	Financials - RVT LLC
	8.1 Title Page - Riverview Towers LLC
	8.2 Tax Credit LLC - Year-End - Budget - No Supp Info Rpt

	2022 CDA Salary Allocations and Spreadsheet
	2023 CDA Salary Allocations
	Audit Governance Letter
	2022 Audited FS - RVT LLC
	Resolution 23-002 CFP Award 2023
	Project Based Voucher Memo
	Occupancy Overview 3-31-23
	Rent Reasonable QAD Report WI031



