
Brainerd HRA Board of Commissioners Meeting 
August 26th, 2026 @ 1:00pm 

Brainerd City Hall Council Chambers 
501 Laurel St, Brainerd, MN 56401 

Members of the Board of Commissioners may be participating remotely 

“Our mission is to provide affordable housing and redevelopment opportunities 
to strengthen our neighborhoods and community.” 

AGENDA 

1. CALL TO ORDER

2. ROLL CALL

3. REVIEW AND APPROVE AGENDA

a. Approval of Agenda for Board Mtg. dated August 26th, 2026

4. OPEN FORUM
Time allocated for citizens and tenants to bring matters not on the agenda to the attention of the Brainerd 
HRA board.  If you are going to give a report or wish to speak, please state your full name and address. 
You will be restricted to 3 minutes, and no Board action will be taken. 

5. APPROVAL OF MINUTES – Attachment  1 (pg. 3)
a. Approval of Minutes from Regular Board Mtg. on July 22nd, 2026

Join from browser: 
https://brainerdhra.my.webex.com/brainerdhra.my/j.php?MTID=m105a704a5fd94c60cdf520d9bf
360677 
Join by phone: 415-655-0001 
Meeting number (access code): 2559 075 5039 
Meeting password: M9zUz8Mnim5 
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6. UNFINISHED BUSINESS

7. NEW BUSINESS
a. 2027 Preliminary General Fund Budget Filing with the City of Brainerd – Attachment 2

(pg. 9)
b. Discussion Regarding Capital Improvement Plan – Attachment 3 (pg. 13)

8. BILLS & COMMUNICATIONS
a. Financial Report – Attachment 4 (pg. 15)

b. HCV Report  – Attachment 5 (pg. 35)

c. Housing Management Report – Attachment 6 (pg. 39)

d. Rehab Programs Report – Attachment 7 (pg. 43)

e. Executive Director Report – Attachment 8 (pg. 45)

9. COMMISSIONER COMMENTS

10. NEXT MEETING: September 23rd, 2026

11. ADJOURN

Katie Imgrund, term expiring 12/31/28 
Resident Commissioner, term expiring 12/31/26 

Michael Duval, term expiring 12/31/30 
Wayne Erickson, term expiring 12/31/30 
      Jeff Czeczok,  term expiring 12/31/26 

Allie Verchota, term expiring 12/31/29 
Justin Grecula, term expiring 12/31/27 
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Brainerd Housing and Redevelopment Authority
Board of Commissioners Meeting Minutes 

Wednesday, July 22, 2026 @ 1:00 p.m. 

“Our mission is to provide affordable housing and redevelopment opportunities to strengthen 
our neighborhoods and community.” 

1. CALL TO ORDER

Chair Michael Duval called the Brainerd HRA Board of Commissioners Meeting to order at 
approximately 1:00 p.m. and presided. The meeting was held at Brainerd City Hall Council 
Chambers, 501 Laurel St, Brainerd, MN 56401.  

2. ROLL CALL

Present: Commissioners Katie Imgrund (Secretary/Treasurer), Wayne Erickson, Allie Verchota 
(Vice Chair), Jeff Czeczok, and Michael Duval (Chair). 

Absent: Commissioner Justin Grecula. 

Staff Present: Eric Charpentier (Executive Director), Karen Young (Finance Director), Mallory 
Demel (Rental Assistance Manager), John Schommer (Rehab & Maintenance Director), Brit 
Thompson (Rehab Administrative Specialist), and Nick Broyles (City Administrator). 

3. REVIEW AND APPROVE AGENDA

Presented by the Board Chair. The agenda for the July 22, 2026 Regular Board Meeting was 
reviewed. The agenda included Open Forum, approval of the June 24, 2026 Regular Board 
Meeting minutes, unfinished business, new business regarding the resignation of Commissioner 
Janet Decker, Bills & Communications, Commissioner Comments, next meeting date, and 
adjournment. 

Motion: Commissioner Verchota moved to approve the agenda for the July 22, 2026 Regular 
Board Meeting; seconded by Commissioner Imgrund. Motion carried by voice vote. 

4. OPEN FORUM

The Open Forum was opened at approximately 1:00 p.m. for citizens and tenants to bring 
matters not on the agenda to the attention of the Board. Attendees were advised to state their 
full name and address, were limited to three minutes, and were informed that no Board action 
would be taken on Open Forum items. No individuals came forward to speak, either in person or 
remotely. The Open Forum was closed at approximately 1:01 p.m. 

Attachment 1
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5. APPROVAL OF MINUTES

Presented by the Board Chair. Approval of Minutes from Regular Board Meeting on June 24, 
2026 

Motion: Commissioner Czeczok moved to approve the minutes from the June 24, 2026 Regular 
Board Meeting; seconded by Commissioner Verchota. Motion carried by voice vote. 

6. UNFINISHED BUSINESS

There was no unfinished business listed on the agenda. 

7. NEW BUSINESS

a. Resignation of Commissioner Decker – Attachment 2

Presented by Eric Charpentier, Executive Director. Mr. Charpentier reported that Commissioner 
Janet Decker submitted her resignation by email on June 25, 2026. Her term was scheduled to 
expire at the end of 2026. Staff prepared a certificate of appreciation recognizing Commissioner 
Decker for her service on the Brainerd Housing and Redevelopment Authority Board of 
Commissioners and thanking her for the time she dedicated to the agency. Mr. Charpentier 
explained that the vacancy is a resident or participant commissioner position open to a 
participant in either the public housing program or the Housing Choice Voucher program. Staff 
anticipates beginning the nomination and election process in the fall so the position can be 
ready for appointment in January 2027, rather than holding a separate short-term election for 
the remaining months of the current term. 

Motion: Commissioner Czeczok moved to accept Commissioner Decker’s resignation, send the 
certificate of appreciation, and have staff initiate the resident/participant commissioner 
nomination process; seconded by Commissioner Erickson. Motion carried by voice vote. 

8. BILLS & COMMUNICATIONS

a. Financial Report – Attachment 3

Presented by Karen Young, Finance Director. Ms. Young presented the July Financial Report, 
which included financial information for June 2026. She reported that the June General Fund 
Financial Statements reflected a $78,224.70 deposit in Property Tax Revenue. A second deposit 
of $47,860.31 was deposited in July, bringing total first half levy deposits to $126,085.01. The 
total levy amount for 2026 is $227,866, with the second half property tax settlement expected 
in December. Ms. Young also reported that a Downtown TIF District increment of $9,230.68 was 
deposited in July. Since the TIF bond debt for the project was paid off in 2022, the increment 
collected will be used to pay down the interfund loan between the TIF District and the General 
Fund. She further noted that staff will present the preliminary General Fund budget at the 
August meeting for Board approval before submission to the City. 

Board discussion included Commissioner Czeczok asking what property was included in the 
Downtown TIF District. Staff clarified that it was the former SEH building, now the B. Johnson & 
Associates accounting building near Holiday on South Sixth Street, and noted that the district is 
expected to expire in 2031. 
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Motion: Commissioner Verchota moved to approve payments as presented; seconded by 
Commissioner Czeczok. Motion carried by voice vote. 

b. HCV / Rental Assistance Programs Report – Attachment 5 

Presented by Mallory Demel, Rental Assistance Manager. Ms. Demel presented the Rental 
Assistance Programs Report. For the Housing Choice Voucher program, she reported that 
through June 30, 2026, Unit Months Leased was 46% and HAP utilization was 46.84%. During the 
reporting period, 4 vouchers were issued, 3 new move-ins were completed, 23 annual 
recertifications were processed, 18 interim recertifications were completed, 13 inspections were 
conducted, and there were no terminations. Ms. Demel reported that staff continued to issue 
vouchers, inspect rental units, and process new admissions. As of July 9, 2026, another 30 
applicants had been notified for vouchers, and staff planned to continue notifying 30 to 50 
applicants each month depending on response rates. 

For the Family Self-Sufficiency Program, Ms. Demel reported 43 active FSS participants as of 
June 30, 2026, with 28 participants escrowing monthly. The total monthly escrow amount was 
$11,742.00, and the total combined escrow balance was $256,281.74. One household graduated 
and earned $810.17 in escrow funds, and another household used $346.37 in escrow funds for 
car repairs. 

Commissioner Czeczok asked several questions regarding FSS escrow reimbursement practices, 
including whether vehicle repairs are reviewed for reasonableness, whether staff scrutinize the 
condition of vehicles before reimbursements are issued, whether repeat repairs are tracked, 
and whether there is a policy governing reimbursements. Staff explained that FSS escrow 
disbursements are generally reimbursements from HUD-funded escrow accounts intended to 
support participants in maintaining self-sufficiency, such as transportation needed for work, 
school, or other self-sufficiency goals. Mr. Charpentier stated that staff would provide 
Commissioner Czeczok with the applicable FSS program documentation and allowable-use policy 
information. Staff also explained that reimbursement requests are reviewed by the FSS 
coordinator, program management, and finance staff before funds are disbursed. 

For the Bring It Home Program, Ms. Demel reported that 13 vouchers were issued, 4 new move-
ins were completed, 1 interim recertification was processed, 4 inspections were completed, and 
there were no terminations. The program had 42 total vouchers issued and 15 total move-ins as 
of June 30, 2026. Ms. Demel noted that staff hoped to reach the full anticipated voucher 
utilization level by the next month. Commissioner Czeczok asked for clarification regarding how 
voucher holders locate units, landlord participation, rent reasonableness, inspections, and 
subsidy payments. Ms. Demel explained that participants are issued vouchers, provided their 
maximum allowable rent information, and then work with a landlord to complete a request for 
tenancy approval before staff conduct the required unit inspection and determine subsidy 
eligibility. 

Action Taken: No formal action requested. 

c. Housing Management Report – Attachment 6 

Presented by Eric Charpentier, Executive Director, on behalf of Hannah Gangl, Housing Manager. 
Mr. Charpentier presented the Housing Management Report on behalf of Ms. Gangl, who was 
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attending training. He reported that the occupancy rate for public housing properties was 100% 
for June 2026. Valley View Townhomes was also reported at 100% occupancy, with 1 move-in, 0 
move-outs, 0 notified, 0 screening, 0 denied, and a waiting list of 26. Mr. Charpentier reported 
that 30 residents received CSFP food boxes, which are shelf-stable boxes for elderly tenants 
only. He also reported that Katie Sandberg joined the agency as the new ROSS Service 
Coordinator beginning June 23, 2026. No events were planned for July, but events with the 
Brainerd Police Department and Crow Wing County Public Health are being planned now that 
the ROSS position has been filled. 

Board discussion included Commissioner Czeczok asking for information about the food box 
program, including the definition of elderly, whether income limits apply, and program 
requirements. Staff stated that they would provide the requested food box eligibility and 
requirement information. Commissioner Czeczok also asked questions regarding public housing 
income eligibility, over-income households, flat rent, and continued occupancy. Ms. Demel 
explained that public housing income limits vary by household size and that, while the exact 
amount would need to be confirmed, one-person public housing limits are relatively broad. Staff 
explained that households may become over-income, that applicable notice requirements apply, 
and that rent may be capped at a flat-rent level depending on circumstances. 

Commissioner Czeczok also asked about annual unit inspections and noted that the monthly 
report showed 203 units to be inspected for the year with none completed year-to-date. Staff 
explained that annual inspections are required for public housing units and are typically 
conducted later in the year, often toward the end of summer and into the fall. Staff also 
explained that units may be inspected more frequently when concerns arise regarding safety, 
sanitation, or other lease compliance issues. 

Action Taken: No formal action requested. 

d. Rehab Programs & Maintenance Report – Attachment 7 

Presented by John Schommer, Rehab & Maintenance Director. Mr. Schommer presented the 
Rehab Programs and Maintenance Report. He reported that the Small Cities Development 
Program has 5 units of single-family rental rehab available for the Southeast Brainerd grant due 
to the owners of three projects that had been in process canceling them. Staff have increased 
social media marketing and have seen an uptick in interest, although no completed applications 
had been received as of the report date. The grant expires September 30, 2026, unless an 
extension is requested. Mr. Schommer reported that 92 non-emergency work orders were 
received during the month and 87 were closed. Total completed work orders for the year were 
588. For emergency work orders, 6 were requested during the month and all 6 were completed 
within 24 hours, resulting in 100% completion within 24 hours for the month and year-to-date. 

Board discussion included Chair Duval asking whether staff had identified reasons why the 
rental rehab applicants withdrew and whether there were barriers making the program 
unattractive to landlords. Mr. Schommer explained that two owners were involved across three 
properties. One property had significant foundation, lead-safe work, window, and bathroom 
rehabilitation needs, with the lead-related work alone exceeding the grant amount; the owner 
determined that the project was not financially feasible. Another owner determined she did not 
have sufficient funds to move forward. Chair Duval suggested outreach through the landlord 
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group, noting that the group was on summer hiatus until September. Staff reported that the 
City’s rental owner list had been used for email outreach and follow-up calls. 

Action Taken: No formal action requested. 

e. Executive Director Report – Attachment 8 

Presented by Eric Charpentier, Executive Director. Mr. Charpentier presented the Executive 
Director Report regarding HUD’s Work and Dignity Coalition. He reported that he was invited to 
participate in a regional roundtable discussion on July 15, 2026 regarding the Work and Dignity 
Initiative. The roundtable was hosted by HUD Region V Administrator Duey Stroebel and 
included representatives from nine Public Housing Authorities across Northern Minnesota and 
Wisconsin. HUD used the roundtable to gather feedback, discuss how housing authorities are 
already supporting resident self-sufficiency, and encourage PHAs to join the emerging Work and 
Dignity Coalition. Mr. Charpentier explained that the initiative is focused on helping assisted 
households increase economic mobility, improve self-sufficiency, and connect with resources 
that can lead to greater independence. He noted that HUD identified the Family Self-Sufficiency 
Program and the Resident Opportunity and Self-Sufficiency Program as important tools 
supporting the initiative and that Brainerd HRA currently operates both programs. 

Board discussion included questions regarding the scope of the coalition, whether it was 
regional or national, how input would be communicated to HUD, and the anticipated staff time 
and travel costs associated with participation. Mr. Charpentier explained that the coalition is 
national in scope, while the July 15 roundtable was organized regionally. He anticipated that 
future participation would likely be limited and stated that he would keep the Board informed. 
Commissioner Czeczok asked about the percentage of invitees who attended, future meeting 
expectations, and whether travel costs would be incurred. Mr. Charpentier stated that he did 
not have the full invitee list but understood approximately nine agencies attended, with a few 
additional invitees unable to attend. Ms. Young clarified that any related travel costs would be 
paid from the applicable federal program travel budgets rather than the General Fund. 

Motion: Commissioner Czeczok moved to approve HRA staff participation in the HUD Work 
and Dignity Initiative; seconded by Commissioner Verchota. Motion carried by voice vote. 

Mr. Charpentier also informed the Board that staff would hold an off-site staff meeting and 
team-building exercise the following afternoon from 1:00 p.m. to 4:30 p.m. He stated that 
notices would be posted so tenants and residents were aware of the office closure. In response 
to a question regarding expenses, Mr. Charpentier stated that any expenses would be covered 
by senior staff. 

9. COMMISSIONER COMMENTS 

Commissioner Imgrund commented that she appreciated staff’s attendance at mental health 
training and the continued collaboration with community partners, noting that it was 
progressive and supportive for residents and the community served by the agency. 
Commissioner Czeczok asked questions regarding Crow Wing County HRA business related to 
Breezy Point properties and the professional development agreement process. Mr. Charpentier 
explained that the matter related to Crow Wing County HRA work performed under shared 
services, clarified the redevelopment plan amendment process. Chair Duval expressed 

Brainerd HRA Board Packet 8.26.2026 Page 7 of 47



appreciation for Commissioner Janet Decker’s years of service and stated that she would be 
missed, while also looking forward to future candidates for the resident commissioner position. 

10. NEXT MEETING 

Wednesday, August 26, 2026 at 1:00 p.m. 

Brainerd City Hall Council Chambers 

11. ADJOURNMENT 

Motion: Commissioner Czeczok moved to adjourn; seconded by Commissioner Erickson. 
Motion carried by voice vote. The meeting adjourned at approximately 1:55 p.m. 
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To: Brainerd HRA Board Members 

From: Karen Young, Finance Director 

Date: August 19, 2026 

Re: 2027 Preliminary General Fund Budget Filing with City 

For the August board meeting each year, staff is directed to prepare a letter to the Mayor and 
City requesting the HRA levy of .0185 percent of the estimated market value.   

Per Minnesota State Statute, the authority shall each year formulate and file a budget in 
accordance with the budget procedure of the City in the same manner as required of executive 
departments of the City, or if no budgets are required to be filed, by August 1. 

To meet this requirement, staff prepared the attached preliminary General Fund budget to be 
filed with the City. This budget is based on estimates and assumptions that will change before 
the final budget is presented to the Board in November. 

Action Requested:  Authorize staff to file the attached General Fund budget with the 
City.    

Attachment 2
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2027 Brainerd HRA General Fund Budget 

Revenues 
 

• City Tax Levy - .0185% of estimated taxable market value. 
• Management Fees – Management of Valley View, Brainerd South Apartments, Crosby 

HRA and CWC HRA. 
• TIF Revenue – Tax Increment for Downtown TIF District.   
• Operating Transfer – Admin Fee for Bridges Program. 
• SCDP Admin Fee – Anticipated admin for SCDP reimbursements for the Streetscape 

grant. 
• Other Income – $248,100 six Minnesota Housing Loans and $1,500 Misc.  Reduction 

of $5,000 Tax Forfeited Property Revenue. 
 

Expenditures 
 

• Salaries – Staff allocated salaries with 5% increase.   
• Employee Benefits – Staff benefits with estimated 10% increase to health insurance. 
• Travel – For Housing Rehab and General Fund. 
• Staff Training – Based on staff trainings per salary allocations.   
• Audit Cost – General Fund portion of audit. 
• Legal – Legal for General Fund initiatives. 
• Other Administrative – 3-year average for Office Supplies, Sundry, Publications, 

Membership, Advertising and Postage.  
• Contract Costs – Costs related to six MHFA loans and recurring technology contracts.   

 
General Expenditures 
 

• TIF Expense – Downtown TIF reporting to CWC. 
• Other Programs – Other General Fund initiatives as determined by Board will use 

fund balance.   
 
Net Cash Flow 
 

• Net Cash Flow – Balanced Budget 
 
Fund Balance 
The Fund Balance Policy recommends 8 to 10 months of unassigned fund balance (reserves not 
designated for a specific purpose).  The unassigned fund balance as of 12/31/2025 was 
$498,672 or approximately 8 months of 2026 budgeted operating expenses.    
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General Fund Comparative Budget

 Brainerd Housing Authority
 324 E River Rd

Brainerd, MN 56401
Fiscal Year 12/31/2027

 Account Title 2026 Budget 2027 Budget Difference
% 

Difference
Revenues:

City Tax Levy 227,866 231,669 3,803 2%
Investment Interest 15,000 21,000 6,000 40%
Management Fees 408,716 427,483 18,767 5%
TIF Revenue 20,740 18,000 (2,740) -13%
Operating Transfer 11,095 10,400 (695) -6%
SCDP Admin Fee 35,000 17,000 (18,000) -51%
Other Income 254,600 250,100 (4,500) -2%
Interfund Loan Interest 7,070 0 (7,070) -100%

    Total Revenues 980,087 975,652 (4,435) 0%

  

Expenditures:
Administrative
Salaries 465,180 489,880 24,700 5%
Employee Benefits 181,295 178,380 (2,915) -2%
Travel 2,000 1,700 (300) -15%
Staff Training 15,000 12,000 (3,000) -20%
Audit Cost 10,400 10,575 175 2%
Legal 14,500 5,000 (9,500) -66%
Other Administrative Costs 17,900 20,650 2,750 15%
Contract Costs 244,635 248,000 3,365 1%

  
     Total Administrative 950,910 966,185 15,275 2%

General Expenditures
 
TIF Expense 330 130 (200) -61%
Insurance 8,791 9,130 339 4%
Debt Service 0 0 0 0%
Other Programs 12,986 0 (12,986) -100%
Interfund Loan Interest 7,070 0 (7,070) -100%

     Total General Expenditures 29,177 9,260 (19,917) -68%

     Total Expenditures 980,087 975,445 (4,642) 0%

Cash Flow 0 207 207

                         Designated Fund Balance 0 0 0  

     Cash Flow from Operations 0 207 207  
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General Fund
Tax Forfeit 
Property

TIF
Housing 
Rehab

Total General 
Fund

Revenue 210 670 620 660 Accounts

Operating Transfer In/Out 10,400 0 0 0 10,400
Other Income  1,500 0 0 248,600 250,100
Investment Interest 21,000 0 0 0 21,000
Management Fees 307,483 0 0 120,000 427,483
Grant Revenue 1,700 0 0 15,300 17,000
City Tax Levy 231,669 0 0 0 231,669
TIF Revenue 0 0 18,000 0 18,000

Total Revenue 573,752 0 18,000 383,900 975,652

Expenses

  Administrative
Administration Salaries 363,936 0 0 125,944 489,880
Employee Benefits 136,095 0 0 42,285 178,380
Legal 3,000 0 0 2,000 5,000
Staff Training 7,000 0 0 5,000 12,000
Travel 400 0 0 1,300 1,700
Auditing Fees 10,575 0 0 0 10,575
Other Administrative Exp 14,750 0 0 5,900 20,650
Contracts Costs 23,000 0 0 225,000 248,000

  Total Administration 558,756 0 0 407,429 966,185

  General
TIF Expense 130 0 0 0 130
Insurance 8,560 0 0 570 9,130
IF Loan Interest Exp 0 0 0 0 0
Other General Expense 0 0 0 0 0

  Total General 8,690 0 0 570 9,260

Total Expenses 567,446 0 0 407,999 975,445

Cash Flow from Operations 6,306 0 18,000 (24,099) 207

Brainerd HRA
General Fund Consolidated Budget Detail

2027
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To: Brainerd HRA Board Members 
From: Eric Charpentier, Executive Director 
Date: August 26, 2026 
Re: Capital Improvement Plan Discussion 

The purpose of this discussion is to clarify whether the Board wants staff to continue using the HUD 
annual and 5-year planning process as the primary capital planning tool, or whether the Board would 
like staff to develop a more formal capital improvement planning process for future review. 
Commissioner Czeczok requested a Board discussion about how the HRA plans for capital needs. The 
discussion will compare the HUD required annual plan and 5-year plan, including how those filings 
identify the expected use of capital fund dollars for building improvements with a more formal capital 
improvement planning process. Staff will provide a general overview of the purpose of the annual plan 
filings with HUD and explain how those documents are currently used for planning purposes.  

No Action Requested; Discussion items 

Attachment 3
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To: Brainerd HRA Board Members 
From: Karen Young, Finance Director 
Date: August 19, 2026 
Re: August Financial Report 

Please find attached the financial information for July 2026. 

General Fund Tax Levy and TIF Increment 
Reflected in the July General Fund Financial Statements is the second deposit of $47,860.31 in 
Property Tax Revenue (levy) for total first half levy deposits of $126,085.01. The total levy amount 
for 2026 is $227,866.  The second half property tax settlement will be in December.   

Also deposited in July was Downtown TIF District increment of $9,230.68.  Since the TIF bond 
debt was paid off for this project in 2022, the increment collected will pay down the interfund 
loan between the TIF District and the General Fund.  

Action Requested:  Motion for approval of payments as presented. 

Attachment 4
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Brainerd Housing & Redevelopment Authority
2026 Ratios (and December, 2025)

FASS Ratios Max Pts Scoring
December 

2025 Jan Feb Mar Apr May June July
Quick Ratio 12 QR <1 =-0-, QR >2 =12 12.00 12.00 12.00 12.00 12.00 12.00 12.00 12.00

Months Expended Net Assets 11 MENA <1.0= 0, ME >4 =11 11.00 11.00 11.00 11.00 11.00 11.00 11.00 11.00

Debt Svc Coverage 2 DSC < 1 = 0,  DSC >1.25 =2 2.00 2.00 2.00 2.00 0.00 2.00 2.00 2.00

Total FASS Points 25 25.00 25.00 25.00 25.00 23.00 25.00 25.00 25.00

MASS Ratios Max Pts Scoring
December 

2025 Jan Feb Mar Apr May June July
Occupancy 16 O <90% =0, O >98% =16 16.00 16.00 16.00 16.00 16.00 16.00 16.00 16.00

Tenant Accounts Receivable 5 TAR <1.5%=5 , TAR >2.5% =0 5.00 0.00 0.00 0.00 0.00 0.00 0.00 0.00

Accounts Payable 4 AP < .75 = 4,  AP >1.5 =0 4.00 4.00 4.00 4.00 4.00 4.00 4.00 4.00

Total MASS Points 25 25.00 20.00 20.00 20.00 20.00 20.00 20.00 20.00

Total of FASS and MASS Ratios 50 50.00 45 45 45 43 45 45 45

Capital Fund Ratios Max Pts Scoring
December 

2025 Jan Feb Mar Apr May June July
Timeliness of Obligation 5 >90% at OED = 5 5.00 5.00 5.00 5.00 5.00 5.00 5.00 5.00

<90% at OED = 0

Occupancy Rate 5 OR <93% = 0, OR >96% =5 5.00 5.00 5.00 5.00 5.00 5.00 5.00 5.00

Total Capital Fund Points 10 Must have 5 points or 
Capital Fund Troubled 10.0 10.0 10.0 10.0 10.0 10.0 10.0 10.0
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Property/Program  July 2025 June 2026 July 2026  
General Fund $826,481.64 $968,605.70 $1,013,561.64
Housing Rehab Program $245,653.19 $208,452.64 $206,355.97
Housing Choice Voucher $18,208.40 $29,373.04 $7,288.94
Bridges $13,057.47 $5,212.57 $6,326.57
Bring It Home $0.00 $70,999.82 $63,508.33
Public Housing $980,086.89 $829,286.47 $820,937.18
Valley View $434,522.53 $521,260.65 $518,223.48
Brainerd South Housing Group $65,195.49 $98,586.81 $108,080.17
Crow Wing County HRA $2,142,778.67 $3,550,044.99 $3,612,036.21
Total $4,725,984.28 $6,281,822.69 $6,356,318.49

  
  

    

July 2026 Operating Account Balances
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Contract Costs: Paid yearly PHA Web subscription. Paid 3rd Quarter HR Fees.
Audit Fees: Audit has been finalized. Final billing is pending. Trail Ridge Audit Costs were $1,125.

0% 20% 40% 60% 80% 100% 120%

Budget Proration

Administrative Salaries

Legal

Staff Training

Travel

Audit Fees

Other Admin

Maintenance Labor

Contracts

TIF Expense

Other General Expense

Insurance

Employee Benefits

July 2026 YTD General Fund Expense/Annual Budget Comparison
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Contract Costs: Paid yearly PHA Web subscription. Paid 3rd Quarter HR Fees. 
Audit Fees: Audit has been finalized. Final billing is pending.

Collection Losses: 1 defaulted Repayment Agreement.
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Other Admin: Sent out a mass mailing of applications. Purchased new computer.
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Legal: Tenant issues.
Other Admin: Paid for yearly amount of stamps. Purchased new desks for the updated Housing Office at NS.

Audit Fees: Audit has been finalized. Final billing is pending.
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Audit Fees: Audit is complete.
Legal: Tenant Issues.
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Brainerd HRA

Operating Statement

Seven Months Ending 07/31/2026

Program: 210 - General Fund          Project: General Fund

Period Period Period YTD YTD YTD Annual Remaining

Amount Budget Variance Amount Budget Variance Budget Budget

INCOME

Investment Interest 2,852.81 1,250.00 1,602.81 19,806.28 8,750.00 11,056.28 15,000.00 4,806.28

Operating Transfer In 0.00 924.58 (924.58) 0.00 6,472.08 (6,472.08) 11,095.00 (11,095.00)

Other Income (665.86) 1,104.17 (1,770.03) 882.91 7,729.17 (6,846.26) 13,250.00 (12,367.09)

Management Fees 24,865.26 24,059.67 805.59 171,878.42 168,417.67 3,460.75 288,716.00 (116,837.58)

City Tax Settlements 47,860.31 18,988.83 28,871.48 126,085.01 132,921.83 (6,836.82) 227,866.00 (101,780.99)

Developer Revenue 0.00 0.00 0.00 4,959.35 0.00 4,959.35 0.00 4,959.35

SC Grant Admin 665.86 0.00 665.86 665.86 0.00 665.86 0.00 665.86

Loan Interest Revenue 0.00 589.17 (589.17) 0.00 4,124.17 (4,124.17) 7,070.00 (7,070.00)

TOTAL INCOME 75,578.38 46,916.42 28,661.96 324,277.83 328,414.92 (4,137.09) 562,997.00 (238,719.17)

EXPENSES

ADMINISTRATIVE

Admin Salaries 22,356.30 25,453.00 3,096.70 147,993.22 178,171.00 30,177.78 305,436.00 157,442.78

Legal 0.00 416.67 416.67 702.00 2,916.67 2,214.67 5,000.00 4,298.00

Staff Training 282.00 833.33 551.33 684.50 5,833.33 5,148.83 10,000.00 9,315.50

Travel 13.34 41.67 28.33 167.12 291.67 124.55 500.00 332.88

Auditing Fees 750.00 866.67 116.67 11,237.50 6,066.67 (5,170.83) 10,400.00 (837.50)

Other Admin 307.79 1,000.01 692.22 4,104.06 7,000.01 2,895.95 12,000.00 7,895.94

TOTAL ADMINISTRATIVE 23,709.43 28,611.35 4,901.92 164,888.40 200,279.35 35,390.95 343,336.00 178,447.60

MAINTENANCE

Labor 3,239.60 3,497.00 257.40 22,366.00 24,479.00 2,113.00 41,964.00 19,598.00

Contracts 3,119.95 1,636.25 (1,483.70) 13,990.77 11,453.75 (2,537.02) 19,635.00 5,644.23

TOTAL MAINTENANCE 6,359.55 5,133.25 (1,226.30) 36,356.77 35,932.75 (424.02) 61,599.00 25,242.23

OTHER

TIF Expense 0.00 10.83 10.83 100.00 75.83 (24.17) 130.00 30.00

Other General Exp 0.00 1,040.50 1,040.50 5,000.00 7,283.50 2,283.50 12,486.00 7,486.00

Insurance 702.87 653.83 (49.04) 4,920.09 4,576.83 (343.26) 7,846.00 2,925.91

Employee Benefits 9,414.57 11,312.56 1,897.99 66,685.88 79,188.06 12,502.18 135,751.00 69,065.12

TOTAL OTHER 10,117.44 13,017.72 2,900.28 76,705.97 91,124.22 14,418.25 156,213.00 79,507.03

TOTAL EXPENSES 40,186.42 46,762.32 6,575.90 277,951.14 327,336.32 49,385.18 561,148.00 283,196.86

SURPLUS 35,391.96 154.10 35,237.86 46,326.69 1,078.60 45,248.09 1,849.00 44,477.69
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Brainerd HRA

Operating Statement

Seven Months Ending 07/31/2026

Program: 660 - Rehab          Project: Consolidated

Period Period Period YTD YTD YTD Annual Remaining

Amount Budget Variance Amount Budget Variance Budget Budget

INCOME

Other Income - Misc 0.00 41.67 (41.67) 244.54 291.67 (47.13) 500.00 (255.46)

Other Inc - Mgnt Fees 10,000.00 10,000.00 0.00 70,000.00 70,000.00 0.00 120,000.00 (50,000.00)

Other Inc - MHFA 3,413.30 20,675.00 (17,261.70) 54,970.50 144,725.00 (89,754.50) 248,100.00 (193,129.50)

SC Grant Admin 0.00 1,895.83 (1,895.83) 2,479.64 13,270.83 (10,791.19) 22,750.00 (20,270.36)

TOTAL INCOME 13,413.30 32,612.50 (19,199.20) 127,694.68 228,287.50 (100,592.82) 391,350.00 (263,655.32)

EXPENSES

ADMINISTRATIVE

Admin Salaries 9,060.01 9,815.00 754.99 62,380.25 68,705.00 6,324.75 117,780.00 55,399.75

Legal 0.00 416.67 416.67 825.00 2,916.67 2,091.67 5,000.00 4,175.00

Staff Training 0.00 416.67 416.67 0.00 2,916.67 2,916.67 5,000.00 5,000.00

Travel 7.99 125.00 117.01 180.02 875.00 694.98 1,500.00 1,319.98

Other Admin 94.50 491.67 397.17 1,128.26 3,441.67 2,313.41 5,900.00 4,771.74

TOTAL ADMINISTRATIVE 9,162.50 11,265.01 2,102.51 64,513.53 78,855.01 14,341.48 135,180.00 70,666.47

MAINTENANCE

Contracts Costs 3,195.00 18,750.00 15,555.00 122,372.64 131,250.00 8,877.36 225,000.00 102,627.36

TOTAL MAINTENANCE 3,195.00 18,750.00 15,555.00 122,372.64 131,250.00 8,877.36 225,000.00 102,627.36

OTHER

Insurance 0.00 78.75 78.75 510.00 551.25 41.25 945.00 435.00

Employee Benefits 3,152.47 3,795.34 642.87 22,768.48 26,567.34 3,798.86 45,544.00 22,775.52

TOTAL OTHER 3,152.47 3,874.09 721.62 23,278.48 27,118.59 3,840.11 46,489.00 23,210.52

TOTAL EXPENSES 15,509.97 33,889.10 18,379.13 210,164.65 237,223.60 27,058.95 406,669.00 196,504.35

SURPLUS (2,096.67) (1,276.60) (820.07) (82,469.97) (8,936.10) (73,533.87) (15,319.00) (67,150.97)
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Brainerd HRA

Operating Statement

Seven Months Ending 07/31/2026

Program: 310 - Housing Choice Vouchers          Project: General

Period Period Period YTD YTD YTD Annual Remaining

Amount Budget Variance Amount Budget Variance Budget Budget

REVENUE

HUD HAP Received 165,801.00 173,395.83 (7,594.83) 1,166,334.00 1,213,770.83 (47,436.83) 2,080,750.00 (914,416.00)

Admin Fees Earned 29,301.00 32,479.33 (3,178.33) 205,783.00 227,355.33 (21,572.33) 389,752.00 (183,969.00)

Admin Fees - Portable 0.00 0.00 0.00 (7.63) 0.00 (7.63) 0.00 (7.63)

Investment Interest 70.88 166.67 (95.79) 452.63 1,166.67 (714.04) 2,000.00 (1,547.37)

Other Income 3,779.00 3,836.67 (57.67) 26,855.57 26,856.67 (1.10) 46,040.00 (19,184.43)

TOTAL REVENUE 198,951.88 209,878.50 (10,926.62) 1,399,417.57 1,469,149.50 (69,731.93) 2,518,542.00 (1,119,124.43)

EXPENSES

ADMINISTRATIVE

Admin Salaries 19,330.07 21,971.67 2,641.60 132,069.69 153,801.67 21,731.98 263,660.00 131,590.31

Legal 0.00 333.33 333.33 892.00 2,333.33 1,441.33 4,000.00 3,108.00

Staff Training 450.00 416.67 (33.33) 755.50 2,916.67 2,161.17 5,000.00 4,244.50

Travel 43.50 125.00 81.50 662.99 875.00 212.01 1,500.00 837.01

Auditing Fees 0.00 895.00 895.00 9,362.50 6,265.00 (3,097.50) 10,740.00 1,377.50

Other Admin 218.82 683.32 464.50 4,383.25 4,783.32 400.07 8,200.00 3,816.75

TOTAL ADMINISTRATIVE 20,042.39 24,424.99 4,382.60 148,125.93 170,974.99 22,849.06 293,100.00 144,974.07

MAINTENANCE

Contracts 3,390.02 2,808.33 (581.69) 22,972.49 19,658.33 (3,314.16) 33,700.00 10,727.51

TOTAL MAINTENANCE 3,390.02 2,808.33 (581.69) 22,972.49 19,658.33 (3,314.16) 33,700.00 10,727.51

OTHER EXPENSE

Insurance 701.60 667.07 (34.53) 4,911.20 4,669.57 (241.63) 8,005.00 3,093.80

Employee Benefits 8,248.57 9,607.08 1,358.51 59,416.47 67,249.58 7,833.11 115,285.00 55,868.53

Collection Losses 0.00 208.33 208.33 3,912.00 1,458.33 (2,453.67) 2,500.00 (1,412.00)

Other General Exp 307.95 150.00 (157.95) 1,549.55 1,050.00 (499.55) 1,800.00 250.45

TOTAL OTHER EXPENSE 9,258.12 10,632.48 1,374.36 69,789.22 74,427.48 4,638.26 127,590.00 57,800.78

HAP PAYMENTS

HAP Payments 145,803.00 154,322.50 8,519.50 1,049,456.00 1,080,257.50 30,801.50 1,851,870.00 802,414.00

HAP - Port In 0.00 1,734.17 1,734.17 0.00 12,139.17 12,139.17 20,810.00 20,810.00

Home Ownership 3,229.00 2,947.50 (281.50) 22,686.00 20,632.50 (2,053.50) 35,370.00 12,684.00

FSS Escrow 11,476.00 12,831.25 1,355.25 81,109.00 89,818.75 8,709.75 153,975.00 72,866.00

HAP - Portable 3,489.00 1,560.42 (1,928.58) 24,423.00 10,922.92 (13,500.08) 18,725.00 (5,698.00)

TOTAL HAP PAYMENTS 163,997.00 173,395.84 9,398.84 1,177,674.00 1,213,770.84 36,096.84 2,080,750.00 903,076.00

TOTAL EXPENSES 196,687.53 211,261.64 14,574.11 1,418,561.64 1,478,831.64 60,270.00 2,535,140.00 1,116,578.36

SURPLUS 2,264.35 (1,383.14) 3,647.49 (19,144.07) (9,682.14) (9,461.93) (16,598.00) (2,546.07)
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Brainerd HRA

Operating Statement

Seven Months Ending 07/31/2026

Program: 312 - Bridges          Project: General

Period Period Period YTD YTD YTD Annual Remaining

Amount Budget Variance Amount Budget Variance Budget Budget

INCOME

MHFA HAP Revenue 8,132.00 9,786.67 (1,654.67) 61,421.00 68,506.67 (7,085.67) 117,440.00 (56,019.00)

MHFA Admin Rev 814.00 962.08 (148.08) 6,068.00 6,734.58 (666.58) 11,545.00 (5,477.00)

Operating Trans Out 0.00 (924.58) 924.58 0.00 (6,472.08) 6,472.08 (11,095.00) 11,095.00

Other Income 300.00 0.00 300.00 1,800.00 0.00 1,800.00 0.00 1,800.00

TOTAL INCOME 9,246.00 9,824.17 (578.17) 69,289.00 68,769.17 519.83 117,890.00 (48,601.00)

EXPENSES

Travel 0.00 33.33 33.33 53.66 233.33 179.67 400.00 346.34

Office Supplies 0.00 4.17 4.17 0.00 29.17 29.17 50.00 50.00

HAP - Sec Dep 0.00 374.83 374.83 0.00 2,623.83 2,623.83 4,498.00 4,498.00

HAP Payments 8,132.00 9,411.83 1,279.83 62,921.00 65,882.83 2,961.83 112,942.00 50,021.00

TOTAL EXPENSES 8,132.00 9,824.16 1,692.16 62,974.66 68,769.16 5,794.50 117,890.00 54,915.34

SURPLUS 1,114.00 0.01 1,113.99 6,314.34 0.01 6,314.33 0.00 6,314.34
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Brainerd HRA

Operating Statement

Seven Months Ending 07/31/2026

Program: 314 - Bring it Home          Project: General

Period Period Period YTD YTD YTD Annual Remaining

Amount Budget Variance Amount Budget Variance Budget Budget

INCOME

MN HAP Received 8,874.00 23,912.50 (15,038.50) 14,676.00 167,387.50 (152,711.50) 286,950.00 (272,274.00)

Admin Fees Earned 5,043.00 5,806.00 (763.00) 10,769.00 40,642.00 (29,873.00) 69,672.00 (58,903.00)

Investment Interest 171.32 0.00 171.32 578.54 0.00 578.54 0.00 578.54

Other Income 36,306.67 8,553.33 27,753.34 36,306.67 59,873.33 (23,566.66) 102,640.00 (66,333.33)

TOTAL INCOME 50,394.99 38,271.83 12,123.16 62,330.21 267,902.83 (205,572.62) 459,262.00 (396,931.79)

EXPENSES

Admin Salaries 4,640.00 5,026.67 386.67 20,880.00 35,186.67 14,306.67 60,320.00 39,440.00

Staff Training 0.00 1,753.33 1,753.33 1,623.38 12,273.33 10,649.95 21,040.00 19,416.62

Travel 32.63 37.50 4.87 118.91 262.50 143.59 450.00 331.09

Auditing Fees 0.00 125.00 125.00 0.00 875.00 875.00 1,500.00 1,500.00

Other Admin 8.54 266.67 258.13 3,665.95 1,866.67 (1,799.28) 3,200.00 (465.95)

Contracts Costs 15.00 258.33 243.33 1,239.83 1,808.33 568.50 3,100.00 1,860.17

Employee Benefits 796.64 3,085.41 2,288.77 3,369.14 21,597.91 18,228.77 37,025.00 33,655.86

HAP Payments 16,056.00 23,912.50 7,856.50 30,763.00 167,387.50 136,624.50 286,950.00 256,187.00

TOTAL EXPENSES 21,548.81 34,465.41 12,916.60 61,660.21 241,257.91 179,597.70 413,585.00 351,924.79

SURPLUS 28,846.18 3,806.42 25,039.76 670.00 26,644.92 (25,974.92) 45,677.00 (45,007.00)
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Brainerd HRA

Operating Statement

Seven Months Ending 07/31/2026

Program: 400 - Public Housing          Project: General

Period Period Period YTD YTD YTD Annual Remaining

Amount Budget Variance Amount Budget Variance Budget Budget

INCOME

Dwelling Rental 81,194.00 76,414.17 4,779.83 536,776.00 534,899.17 1,876.83 916,970.00 (380,194.00)

Excess Utilities 786.00 325.00 461.00 2,693.42 2,275.00 418.42 3,900.00 (1,206.58)

Operating Subsidy 0.00 27,044.17 (27,044.17) 92,292.41 189,309.17 (97,016.76) 324,530.00 (232,237.59)

Other Income 913.58 1,072.50 (158.92) 9,423.96 7,507.50 1,916.46 12,870.00 (3,446.04)

Other Inc - Ross Grant 0.00 7,668.33 (7,668.33) 4,969.50 53,678.33 (48,708.83) 92,020.00 (87,050.50)

Other Income Tenant 4,509.43 2,185.83 2,323.60 23,347.48 15,300.83 8,046.65 26,230.00 (2,882.52)

Lease Revenue 8,937.50 8,937.50 0.00 62,562.50 62,562.50 0.00 107,250.00 (44,687.50)

Laundry Income 1,648.00 1,935.00 (287.00) 11,812.00 13,545.00 (1,733.00) 23,220.00 (11,408.00)

Investment Interest 4,649.56 4,658.33 (8.77) 33,147.55 32,608.33 539.22 55,900.00 (22,752.45)

Capital Fund Revenue 0.00 5,500.00 (5,500.00) 60,895.04 38,500.00 22,395.04 66,000.00 (5,104.96)

TOTAL INCOME 102,638.07 135,740.83 (33,102.76) 837,919.86 950,185.83 (112,265.97) 1,628,890.00 (790,970.14)

EXPENSES

ADMINISTRATIVE

Admin Salaries 27,457.45 32,577.08 5,119.63 162,375.79 228,039.58 65,663.79 390,925.00 228,549.21

Legal 2,314.93 541.67 (1,773.26) 8,411.09 3,791.67 (4,619.42) 6,500.00 (1,911.09)

Staff Training 1,096.00 1,666.67 570.67 4,324.56 11,666.67 7,342.11 20,000.00 15,675.44

Travel 1.31 41.67 40.36 304.51 291.67 (12.84) 500.00 195.49

Auditing Fees 0.00 895.83 895.83 9,362.50 6,270.83 (3,091.67) 10,750.00 1,387.50

Other Admin 472.62 2,016.67 1,544.05 14,478.46 14,116.67 (361.79) 24,200.00 9,721.54

TOTAL ADMINISTRATIVE 31,342.31 37,739.59 6,397.28 199,256.91 264,177.09 64,920.18 452,875.00 253,618.09

TENANT SERVICES

Rec Publication Other 0.00 412.50 412.50 0.00 2,887.50 2,887.50 4,950.00 4,950.00

TOTAL TENANT SERVICES 0.00 412.50 412.50 0.00 2,887.50 2,887.50 4,950.00 4,950.00

UTILITIES

Water 5,036.14 4,253.75 (782.39) 27,798.60 29,776.25 1,977.65 51,045.00 23,246.40

Sewer 4,970.79 5,753.33 782.54 32,652.15 40,273.33 7,621.18 69,040.00 36,387.85

Electricity 8,793.67 6,963.33 (1,830.34) 39,601.40 48,743.33 9,141.93 83,560.00 43,958.60

Gas 0.00 4,416.67 4,416.67 34,224.98 30,916.67 (3,308.31) 53,000.00 18,775.02

TOTAL UTILITIES 18,800.60 21,387.08 2,586.48 134,277.13 149,709.58 15,432.45 256,645.00 122,367.87

MAINTENANCE

Labor 18,577.20 20,212.58 1,635.38 128,551.34 141,488.08 12,936.74 242,551.00 113,999.66

Materials 3,204.24 2,833.33 (370.91) 18,256.81 19,833.33 1,576.52 34,000.00 15,743.19

Contracts 22,136.07 23,420.00 1,283.93 136,409.67 163,940.00 27,530.33 281,040.00 144,630.33

TOTAL MAINTENANCE 43,917.51 46,465.91 2,548.40 283,217.82 325,261.41 42,043.59 557,591.00 274,373.18

OTHER

PILOT 3,158.97 2,833.33 (325.64) 20,959.62 19,833.33 (1,126.29) 34,000.00 13,040.38

Collection Losses 0.00 416.67 416.67 0.00 2,916.67 2,916.67 5,000.00 5,000.00

Lease Int Exp - Cintas 10.94 10.83 (0.11) 74.33 75.83 1.50 130.00 55.67

Casualty Loss-Non Capitalized 0.00 541.67 541.67 0.00 3,791.67 3,791.67 6,500.00 6,500.00

Insurance 10,870.63 11,468.34 597.71 76,094.41 80,278.34 4,183.93 137,620.00 61,525.59

Employee Benefits 14,017.80 20,820.83 6,803.03 96,646.90 145,745.83 49,098.93 249,850.00 153,203.10

Other General Expense 133.95 384.17 250.22 937.65 2,689.17 1,751.52 4,610.00 3,672.35

TOTAL OTHER 28,192.29 36,475.84 8,283.55 194,712.91 255,330.84 60,617.93 437,710.00 242,997.09

TOTAL EXPENSES 122,252.71 142,480.92 20,228.21 811,464.77 997,366.42 185,901.65 1,709,771.00 898,306.23

SURPLUS (19,614.64) (6,740.09) (12,874.55) 26,455.09 (47,180.59) 73,635.68 (80,881.00) 107,336.09
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Brainerd HRA

Operating Statement

Seven Months Ending 07/31/2026

Program: 513 - Tax Credit          Project: Valley View

Period Period Period YTD YTD YTD Annual Remaining

Amount Budget Variance Amount Budget Variance Budget Budget

INCOME

Dwelling Rental 18,775.00 18,708.33 66.67 126,720.00 130,958.33 (4,238.33) 224,500.00 (97,780.00)

Excess Utilities 151.58 29.17 122.41 173.45 204.17 (30.72) 350.00 (176.55)

Investment Interest 1,268.10 833.33 434.77 8,408.45 5,833.33 2,575.12 10,000.00 (1,591.55)

Other Income 0.00 33.33 (33.33) 50.00 233.33 (183.33) 400.00 (350.00)

Other Income Tenant 640.00 583.33 56.67 9,016.63 4,083.33 4,933.30 7,000.00 2,016.63

Laundry Income 22.75 50.00 (27.25) 83.75 350.00 (266.25) 600.00 (516.25)

TOTAL INCOME 20,857.43 20,237.49 619.94 144,452.28 141,662.49 2,789.79 242,850.00 (98,397.72)

EXPENSES

ADMINISTRATIVE

Legal 1,501.13 125.00 (1,376.13) 2,789.57 875.00 (1,914.57) 1,500.00 (1,289.57)

Staff Training 0.00 375.00 375.00 0.00 2,625.00 2,625.00 4,500.00 4,500.00

Travel 0.00 4.17 4.17 2.90 29.17 26.27 50.00 47.10

Auditing Fees 0.00 870.83 870.83 8,500.00 6,095.83 (2,404.17) 10,450.00 1,950.00

Management Fees 2,052.00 2,116.67 64.67 14,472.00 14,816.67 344.67 25,400.00 10,928.00

Other Admin 0.00 183.33 183.33 550.00 1,283.33 733.33 2,200.00 1,650.00

TOTAL ADMINISTRATIVE 3,553.13 3,675.00 121.87 26,314.47 25,725.00 (589.47) 44,100.00 17,785.53

UTILITIES

Water 394.89 375.00 (19.89) 1,532.59 2,625.00 1,092.41 4,500.00 2,967.41

Electricity 238.99 250.00 11.01 1,592.26 1,750.00 157.74 3,000.00 1,407.74

Gas 0.00 816.67 816.67 6,130.05 5,716.67 (413.38) 9,800.00 3,669.95

TOTAL UTILITIES 633.88 1,441.67 807.79 9,254.90 10,091.67 836.77 17,300.00 8,045.10

MAINTENANCE

Materials 101.38 833.33 731.95 2,008.56 5,833.33 3,824.77 10,000.00 7,991.44

Contracts 2,902.16 3,495.82 593.66 19,418.53 24,470.82 5,052.29 41,950.00 22,531.47

TOTAL MAINTENANCE 3,003.54 4,329.15 1,325.61 21,427.09 30,304.15 8,877.06 51,950.00 30,522.91

OTHER

Insurance 1,035.80 1,016.66 (19.14) 7,250.60 7,116.66 (133.94) 12,200.00 4,949.40

Property Taxes 0.00 550.00 550.00 0.00 3,850.00 3,850.00 6,600.00 6,600.00

Collection Losses 0.00 500.00 500.00 0.00 3,500.00 3,500.00 6,000.00 6,000.00

Other General Expense 0.00 441.67 441.67 260.00 3,091.67 2,831.67 5,300.00 5,040.00

TOTAL OTHER 1,035.80 2,508.33 1,472.53 7,510.60 17,558.33 10,047.73 30,100.00 22,589.40

TOTAL EXPENSES 8,226.35 11,954.15 3,727.80 64,507.06 83,679.15 19,172.09 143,450.00 78,942.94

SURPLUS 12,631.08 8,283.34 4,347.74 79,945.22 57,983.34 21,961.88 99,400.00 (19,454.78)
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Doc. Date Number Payments
07/08/2026 Better Health Collective ACH  $   17,980.00 
07/08/2026 Payroc LLC ACH  $        146.61 
07/08/2026 Payroc LLC ACH  $        228.74 
07/09/2026 Payroll for 07/09/2026 ACH  $   35,973.28 
07/09/2026 Health Savings Accounts ACH  $     2,442.45 
07/09/2026 Security Benefit ACH  $     5,935.59 
07/09/2026 Minnesota State Retirement System ACH  $     1,504.76 
07/09/2026 Harpers Payroll Service ACH  $        101.95 
07/09/2026 Harpers Payroll Service ACH  $   14,306.59 
07/17/2026 Minnesota State Retirement System ACH  $     1,531.68 
07/23/2026 Payroll for 07/23/2026 ACH  $   36,903.84 
07/23/2026 Health Savings Accounts ACH  $        775.78 
07/23/2026 Security Benefit ACH  $     6,158.99 
07/23/2026 Harpers Payroll Service ACH  $          87.40 
07/23/2026 Harpers Payroll Service ACH  $   14,940.34 
07/01/2026 Colonywood Apartments 443  $        232.00 
07/01/2026 Grand Oaks Court Townhomes 444  $        290.00 
07/01/2026 Grand Oaks Townhomes 445  $        882.00 
07/01/2026 Lake Investments, LLC 446  $     1,556.00 
07/01/2026 Lorimor Investments Two 447  $        606.00 
07/01/2026 Degen, Michael 448  $     2,143.00 
07/01/2026 Real Property Management Deluxe 449  $     1,250.00 
07/01/2026 Sprucewood Townhomes 450  $        913.00 
07/01/2026 Ash Properties, Inc. 451  $     1,098.00 
07/01/2026 Valley View Townhomes 452  $        211.00 
07/01/2026 Colonywood Apartments 453  $        540.00 
07/01/2026 DK Investments, LLC 454  $        705.00 
07/01/2026 Grand Oaks Court Townhomes 455  $        201.00 
07/01/2026 Grand Oaks Townhomes 456  $        900.00 
07/01/2026 Kenwood Drive Apartments 457  $        364.00 
07/01/2026 Lorimor Investments Two 458  $        755.00 
07/01/2026 Maridia LLC 459  $        950.00 
07/01/2026 Marsh Run Apartments 460  $        688.00 
07/01/2026 Degen, Michael 461  $     1,460.00 
07/01/2026 Minneapolis Area Investments, LLC 462  $        704.00 
07/01/2026 Peak Property (White Pine) Management LLC 463  $     1,160.00 
07/01/2026 Real Property Management Deluxe 464  $        514.00 
07/01/2026 Schaffer, Rebecca 465  $        619.00 
07/01/2026 RZ Holdings LLC 466  $        598.00 
07/01/2026 Select Rental Properties Inc 467  $     2,182.00 
07/09/2026 Thompson, Brit 468  $            2.05 
07/09/2026 Reynolds, Brock 469  $            8.70 

Payment Summary Report
Brainerd Housing and Redevelopment Authority

July 2026
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Doc. Date Number Payments

Payment Summary Report
Brainerd Housing and Redevelopment Authority

July 2026

07/09/2026 Block, Creo 470  $        127.60 
07/09/2026 Charpentier, Eric 471  $          15.95 
07/09/2026 Olson, Jamie 472  $        251.36 
07/09/2026 Schommer, John 473  $          63.82 
07/09/2026 Barnett, Ryan 474  $          43.50 
07/10/2026 33574 Charles 475  $        343.00 
07/10/2026 Jentsch, Michael C 476  $        877.00 
07/10/2026 Minneapolis Area Investments, LLC 477  $        333.00 
07/10/2026 Lanham, Nicolas 478  $        583.00 
07/23/2026 Struthers, Jasper 479  $          32.63 
07/01/2026 Voided Check 480  $ -   
07/31/2026 1103 Oak Street LLC 481  $        206.00 
07/09/2026 Atlas Abstract & Title, Inc. 28260  $        100.00 
07/09/2026 Batteries Plus 28261  $          39.75 
07/09/2026 Borden Steinbauer Krueger & Knudson, PA 28262  $     4,150.28 
07/09/2026 Brainerd Hardware 28263  $        230.68 
07/09/2026 Brainerd Public Utilities 28264  $   18,117.02 
07/09/2026 Capital One Commercial (Menards Card) 28265  $        303.56 
07/09/2026 Cintas 28266  $        363.62 
07/09/2026 CliftonLarsonAllen LLP 28267  $        262.50 
07/09/2026 Crow Wing County Land Services Dept 28268  $          46.00 
07/09/2026 Crow Wing County Land Services Dept 28269  $          46.00 
07/09/2026 Pearl Enterprise 28270  $        687.50 
07/09/2026 Handyman's, Inc. 28271  $        192.27 
07/09/2026 Harbo Mulch Inc. 28272  $     1,070.00 
07/09/2026 Labor Logic LLC 28273  $          61.75 
07/09/2026 Holden Electric Co. Inc. 28274  $   16,571.50 
07/09/2026 Home Depot Credit Services 28275  $        510.78 
07/09/2026 Integrity Services Inc 28276  $     1,029.60 
07/09/2026 Kutak Rock LLP 28277  $     1,500.60 
07/09/2026 Mahoney CPAS and Advisors 28278  $        750.00 
07/09/2026 Metropolitan Life Insurance Company 28279  $        763.50 
07/09/2026 Jones, Mike 28280  $          48.58 
07/09/2026 Minnesota Bureau of Criminal Apprehension 28281  $          15.00 
07/09/2026 Minnesota Cleaning Solutions 28282  $        560.00 
07/09/2026 MN Elevator, Inc. Lockbox 446080 28283  $     1,004.68 
07/09/2026 MRI Software LLC 28284  $          32.00 
07/09/2026 Northland Fire Protection 28285  $     4,465.50 
07/09/2026 Gorvin Inc 28286  $        702.78 
07/09/2026 Pike Plumbing & Heating, Inc 28287  $        462.00 
07/09/2026 Rise and Shine Cleaners LLC 28288  $        945.00 
07/09/2026 State Chemical Products Corporation 28289  $        225.90 
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Doc. Date Number Payments

Payment Summary Report
Brainerd Housing and Redevelopment Authority

July 2026

07/09/2026 Strike Painting & Finishing 28290  $     1,100.00 
07/09/2026 The Hartford 28291  $        378.39 
07/09/2026 The Nelrod Company 28292  $        378.00 
07/09/2026 T-Mobile 28293  $        326.72 
07/09/2026 Vsp 28294  $          63.56 
07/09/2026 Waste Partners Inc 28295  $     3,197.11 
07/09/2026 West Central Flooring 28296  $     2,794.00 
07/09/2026 Alpenglow Technologies 28297  $     2,710.55 
07/09/2026 Kenneth James Yde 28298  $          24.95 
07/21/2026 Tenant Refund 28299  $        102.58 
07/21/2026 Tenant Refund 28300  $        137.38 
07/21/2026 Tenant Refund 28301  $        146.08 
07/21/2026 Tenant Refund 28302  $        178.06 
07/23/2026 Brainerd Public Utilities 28303  $        260.00 
07/23/2026 Amazon Capital Services Inc. 28304  $        245.79 
07/23/2026 City of Brainerd 28305  $     8,535.75 
07/23/2026 Crow Wing County Land Services Dept 28306  $          46.00 
07/23/2026 Crow Wing County Land Services Dept 28307  $          46.00 
07/23/2026 Crow Wing County Landfill 28308  $        157.00 
07/23/2026 Handyman's, Inc. 28309  $        368.04 
07/23/2026 Holden Electric Co. Inc. 28310  $        907.50 
07/23/2026 Management Computer Services Inc 28311  $        250.00 
07/23/2026 MN Multi Housing Association 28312  $        750.00 
07/23/2026 Old National Bank Credit Card 28313  $     3,379.82 
07/23/2026 Patriot Plumbing Heating and Air 28314  $     2,911.00 
07/23/2026 Rod Wink Construction LLC 28315  $   16,434.00 
07/23/2026 West Central Flooring 28316  $     1,526.75 
07/23/2026 Wex Health 28317  $            8.50 
07/23/2026 Kenneth James Yde 28318  $     1,231.95 
07/23/2026 Crow Wing Power 28319  $          34.00 
07/23/2026 CenterPoint Energy 28320  $          62.00 
07/23/2026 Brainerd Public Utilities 28321  $     3,610.81 
07/23/2026 Ctc-446126 28322  $     1,144.41 
07/23/2026 Strike Painting & Finishing 28323  $        650.00 
07/23/2026 West Central Flooring 28324  $     1,737.50 

Total $274,519.16
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To: Brainerd HRA Board Members 
From: Mallory Demel, Rental Assistance Manager 
Date: August 18, 2026 
Re: Rental Assistance Programs Report 

FEDERAL RENTAL ASSISTANCE PROGRAMS 

Housing Choice Voucher (HCV) Program 

Through 7/31/2026, our Unit Months Leased (UML) was 53% and HAP utilization was 54.51%. 

● Activity Recap:

□ Vouchers Issued: 2 
□ New Move-Ins: 2 
□ Annual Recertifications: 9
□ Interim Recertifications: 16
□ Inspections: 18
□ Terminations: 0 

Additional Info: Program staff continued to issue vouchers, inspect rental units and process new admissions 
to the program. As of August 6, 2026, we have notified another 100 applicants for vouchers. As of the 
date of this report, we have issued 12 new vouchers from this August notification round. 

Family Self-Sufficiency (FSS) Program 

● Activity Recap:

□ Active FSS participants (as of 7/31/2026): 42
□ Tenants going OFF for month: 0 
□ Tenants going ON for month: 0 
□ Total number of FSS participants escrowing monthly: 28
□ Total amount of escrow: $12,554.00
□ Total combined amount of monthly escrow: $268,383.72

Additional Info: no additional information to add. 

Attachment 5
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STATE RENTAL ASSISTANCE PROGRAMS 

 

Bring It Home (BIH) Program 

● Activity Recap:  

□ Vouchers Issued: 1 
□ New Move-Ins: 10 
□ Annual Recertifications: 0 
□ Interim Recertifications: 4 
□ Inspections: 3 
□ Terminations: 0 
□ Housing Assistance Payments (HAP): $16,056 

 
□ Total Program Vouchers Issued (as of 7/31/26): 43 
□ Total Move-Ins (as of 7/31/26): 26 

 
Additional Info: Program staff continued to issue vouchers, inspect rental units and process new admissions 
to the program. The current Bring It Home waitlist includes 166 active applicants and 20 denied applicants 
recorded. 
 

 
Bridges Program 

● Activity Recap: 

□ Tenants leased up in units: 11 
□ Participants Issued Bridges Voucher/Searching for Unit: 2 
□ Notified: 9 
□ Participants Receiving HCV Voucher: 0 
□ Participants Giving Up Bridges Voucher: 0 
□ Tenants Residing Counties: 

□ Cass County: 0 
□ Morrison: 0 
□ Aitkin: 1 

□ Crow Wing: 10 
□ Todd: 0 
□ Wadena: 0 

□ Total Bridges HAP Request: $8,132.00 (Rent & URP)  

Additional Info: Bridges household is still searching for a unit.  Working on getting another newly issued 
voucher holder into a unit for Sept. 1st.    Notified another 9 off waiting list due to HCV notifying again on 
August 6th, 3 Bridges households were included with that notification.  Will work with them through the 
transition onto the HCV program.    

 
 

No Action Requested; Discussion Items 
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Federal Rental Assistance Programs 
Housing Choice Voucher & Family Self-Sufficiency 

July 2026 

Voucher Allocation 324 Vouchers 
Move-Ins 4 

Move-Outs 3 
Vouchers – Looking for Housing 7 

Vouchers – First Day of the Month 288 
Average Vouchers to Date 295 

HAP Payments $146,087 

Reasons for Leaving the Program Monthly Total 
Participation Ended Voluntarily 1 

Participation Terminated 0 

Program Revenue Monthly Total 
Housing Assistance Payments (HAP) $165,801 

HUD Administrative Fee $20,803 

Ported Out Vouchers 4 Vouchers 
Douglas County HRA $677 

St. Cloud HRA $2,300 
Todd County HRA $512 

Homeownership 5 Vouchers 
Homeownership HAP $3,229 

Participant Demographics Monthly Total 
Elderly Households 41.55% 

Disabled Households 29.58% 
Families with Children 81 

Average Gross Annual Income $17,891 
Average HAP $583 

Waiting List 449 Total Applicants 
Crow Wing County Preference 317 

Non-Preference 132 
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To: Brainerd HRA Board Members 
From: Hannah Gangl, Housing Manager 
Date: August 19th, 2026 
Re: Housing Management Report 

Vacancy Report for July 2026: 
As reflected in the attached report, our occupancy rate is 97% for our public housing properties. 

Valley View Townhomes: 
• Occupancy:  95%
• Move Ins: 0 
• Move Outs:  1
• Notified: 0 
• Screening: 0 
• Denied: 0 
• Waiting List:     26

ROSS Program Updates 
• 27 active participants in the ROSS Program – 35 contacts with enrolled participants and 47

contacts with non-enrolled participants.
• CSFP Food Boxes: 30 residents; shelf-stable box; elderly tenants only.
• Events included a Meet and Greet with Kate with 14 residents attending and a “Beat the Heat”

training with Crow Wing County Health Educator, Jacklin Steege, with 15 residents attending.
• Community Partnerships included meetings with Crow Wing County Public Health Educators and

Brainerd & Crow Wing County Public Transit to learn more about the services that they offer and
how we can work together to support our public housing residents.

No Action Requested; Discussion Items 
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Brainerd Housing and Redevelopment Authority 

Monthly Property Performance Report 
July 2026 

1. Physical Occupancy

Properties Total Units Occupied Units Vacant Units Percent Occupied 

North Star 162 157 5 97% 
Valley Trail 25 24 1 96% 

Scattered Sites 16 16 0 100% 
TOTAL 203 203 6 97% 

2. Customer Traffic

Applications Placed on PH Wait List 4 
Applications Denied on PH Wait List 0 

3. Waiting List

Unit Size # of Units Total # on Wait List Notified Screening Denied 
NS: 1 BR 160 206 17 6 4 
NS: 2 BR 2 31 0 0 0 

VT/SS: 2 BR 12 83 6 1 1 
VT/SS: 3 BR 24 72 0 0 0 
VT/SS: 4 BR 5 13 0 0 0 

TOTAL 203 405 23 7 5 

4. Move-Ins and Move Outs

This Month Year-to-Date 
Move-Ins 2 7 

Move-Outs 4 16 
Transfers 2 2 

5. Lists of Vacant Units and Unit Status

Unit Unit Size Anticipated Lease Date Applicant Approved? 
NS 307 1 BR 8/3/26 Yes 
NS 406 1 BR TBD Screening 8/20/26 
NS 505 1 BR TBD Screening 8/20/26 
NS 606 1 BR TBD Screening 8/20/26 
NS 914 1 BR 8/4/26 Yes 
VT 712 2 BR 8/13/26 Yes 
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6. Recertifications 
 

Interim Recertifications 5 
Annual Recertifications 159 

Completed for this month 164 
 
7. Annual Unit Inspections 

 
Total units to be inspected this year 203 

Number inspected for the month 0 
Number completed year-to-date 0 

Total left to be inspected this year 203 
 
8. Lease Enforcements 

 
Lease warnings/violations issued 1 

30-day lease terminations 19 (17-Non-Payment of Rent) 
 
9. Evictions 

 

Property Reason 
Summons 

Date Judgment Action 
N/A    

 

10. Rent Collection 
 
 This Month 

Rent Charges 81,194 
Other Charges 5,295 

Total New Charges 86,489 
Arrears, tenants in possession 6,070 

11. Accounts Receivable 
 

Current Tenant Accounts Receivable (Rent) 4,413 
Current Rent Charges 81,194 

Current Rent Collections 76,781 
Accounts Receivable Rate 5% 

Collection Rate 95% 
 
12. Collections - Prior 12 Month Period 

 
Prior Tenants Accounts Receivable (Rent) 8,700 

Prior Rent Charges 840,160 
Collection Rate 99% 
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To: Brainerd HRA Board Members 
From: John Schommer, Rehab & Maintenance Director 
Date: August 19, 2026 
Re: Rehab Programs and Maintenance Report 

SCDP 
There is one unit of owner-occupied housing in process which is scheduled to be complete before the 
grant expires on September 30th of this year.   

Current Projects in Process: 

Work Orders 

Non-Emergency 

Received 123 
Closed 114 
Total Completed Work Orders for Year 699 

Emergency 

This Month Year-to-Date 
Requested 8 33 
Completed within 24 hours 8 33 
Percent completed within 24 hours 100% 100% 

------------------------------------------------------------------------------------------------------------------------------- 
Action Requested: None, discussion items.  

HTF MHFA-RLP/ELP SCDP Total 
City of Brainerd 0 0/0 1 1 
Crow Wing County 7 2/0 N/A 9 
Cass County N/A 0/0 N/A 0 
Morrison County N/A 0/0 N/A 0 
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To: Brainerd HRA Board Members 
From: Eric Charpentier, Executive Director 
Date: August 26, 2026 
Re: Executive Director Report 

Affordable Housing Roundtable   
I was invited to participate in a roundtable discussion on affordable housing and the recently passed 
21st Century ROAD to Housing Act. The discussion, hosted by Senator Tina Smith, focused on the 
barriers organizations such as Lakes Area Habitat for Humanity face as they work to build affordable 
housing for partner families. Senator Smith highlighted provisions of the ROAD to Housing Act aimed at 
reducing barriers and stigma related to modular and prefabricated housing, with the goal of bringing 
housing units to market more efficiently and cost effectively. She also heard from the City of Brainerd’s 
Community Development Director about recent zoning code changes that allow for higher-density 
housing options in traditional neighborhoods as one strategy to add housing units within the city. 

Brainerd for All Ages Group 
The Brainerd for All Ages group was established in 2024 as a community initiative guided by Crow Wing 
Energized and Crow Wing County Public Health. The group focuses on building an inclusive community 
where people can thrive at every stage of life, with an initial focus on the City of Brainerd. I was invited 
to begin participating in the group’s discussions in 2026 as it worked toward an age-friendly community 
action plan. Housing is one of the eight domains of livability identified by AARP, and the group plans to 
present its action plan to the Brainerd City Council at an upcoming meeting in September. While housing 
is not the primary focus of the plan, it is important for the HRA to be part of these discussions so the 
housing perspective is represented as community priorities are being developed. 

Board Training Modules 

Attachment 8
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With several newer commissioners joining the Board over the past 18 months, Chair Duval and I would 
like to reserve time during upcoming regular board meetings to review commissioner training materials 
available through HUD Exchange. HUD offers several modules specifically for board members at 
https://www.hudexchange.info/trainings/pha-board-of-commissioners-training/. The first module, 
Board Rules and Responsibilities, is approximately 1.5 hours long and provides an overview of what a 
housing authority is, why housing authorities exist, the programs we administer, and the roles and 
responsibilities of the Board of Commissioners. I believe it would be worthwhile to spend time over the 
next few meetings reviewing this first module. For some commissioners, it would serve as a helpful 
refresher; for others, it may be their first opportunity to review the training. 

City Employee Appreciation Event 
As in previous years, the City will hold an all-city employee appreciation event on October 1 from 11:30 
a.m. to 1:30 p.m. at the Public Works building. HRA staff are included in the event as a component unit
of government. The event typically includes a BBQ meal prepared by City staff, time to visit with other
departments and elected officials, and service recognition for employees who have reached
employment milestones. Board members are also invited to attend. I have included the event flyer with
my report. If any board members are interested in attending, please let me know by September 14 so I
can share that information with the City.

No Action Requested; Discussion items 
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