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Audit Report Number: 2020-CH-1002 
Date: December 12, 2019 

The Wausau Community Development Authority, Wausau, WI, Generally 
Complied With HUD's and Its Own Requirements Regarding Housing 
Quality Standards Inspections 

Highlights 

What We Audited and Why 
We audited the Wausau Community Development Authority's Housing Choice Voucher 
Program based on our analysis of risk factors related to the public housing agencies in Region 
5's jurisdiction (States of Illinois, Indiana, Michigan, Minnesota, Ohio, and Wisconsin) . The 
audit was part of the activities in our fiscal year 2019 annual audit plan. Our audit objective was 
to determine whether the Authority administered its program in accordance with the U.S. 
Department of Housing and Urban Development's (HUD) and its own requirements. 
Specifically, we wanted to determine whether the Authority ensured that its program units met 
HUD's housing quality standards. 

What We Found 
The Authority generally complied with HUD's and its own requirements regarding housing 
quality standards inspections of its program units. However, it did not always ensure that 
housing quality standards deficiencies were corrected in a timely manner. As a result, program 
participants were subjected to living in units that may not have been decent, safe, and sanitary. 

What We Recommend 
We recommend that the Director of HUD's Milwaukee Office of Public Housing require the 
Authority to develop and implement adequate enforcement procedures that support its policy and 
ensure that housing quality standards deficiencies are corrected in a timely manner. 
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Background and Objective 

Under the laws of the State of Wisconsin, the Wausau Community Development Authority was 
established by the City of Wausau in May 1989, combining the Housing Authority and 
Redevelopment Authority under a single entity. The Authority is a division of the Community 
Development Department and is staffed with city employees. Its mission is to promote adequate 
and affordable housing, economic opportunity, and a suitable living environment free from 
discrimination. The Authority is governed by a seven-member board of commissioners appointed 
by the mayor of Wausau. 

The Authority administers the Housing Choice Voucher Program, funded by the U.S. 
Department of Housing and Urban Development (HUD). The program assists very low-income 
families, the elderly, and the disabled in affording decent, safe, and sanitary housing in the 
private market. As of June 2019, the Authority had 584 vouchers and was authorized to receive 
more than $1 million in program funds for fiscal year 2019. 

The goal of the Housing Choice Voucher Program is to provide decent, safe, and sanitary 
housing at an affordable cost to low-income families. To accomplish this goal, program 
regulations set forth basic housing quality standards that all units must meet before assistance 
can be paid on behalf of a family and at least biennially throughout the term of the assisted 
tenancy. Housing quality standards define "standard housing" and establish the minimum 
criteria for the health and safety of program participants. 

The objective of our audit was to determine whether the Authority administered its program in 
accordance with the HUD's and its own requirements. Specifically, we wanted to determine 
whether the Authority ensured that its program units met housing quality standards. 
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Results of Audit 

Finding: The Authority Generally Complied With HUD's and Its 
Own Requirements Regarding Housing Quality Standards 
Inspections 
The Authority generally complied with HUD' s and its own requirements regarding housing 
quality standards inspections for its program units. However, it did not always ensure that 
housing quality standards deficiencies were corrected in a timely manner. The weakness 
occurred because the Authority lacked adequate oversight of its program landlords and a 
sufficient policy to address repairs that extended beyond the Authority's 60-day requirement. As 
a result, program participants were subjected to living in units that may not have been decent, 
safe, and sanitary. 

The Authority Generally Ensured That Its Program Units Met HUD's and Its Own 
Requirements 
We reviewed the Authority's inspection activities to determine whether it ensured that its 
program units met HUD' s housing quality standards and its own requirements. Based on our 
observations of 14 units, the Authority generally ensured that its program units were maintained 
in good condition, and its inspectors generally conducted detailed inspections of the units, 
appropriately noting deficiencies as applicable. In addition, based on our review of its 
inspections report for January 2016 through March 2019, the Authority completed the biennial 
inspections for its program units in a timely manner in accordance with HUD's and its own 
requirements. 

The Authority Did Not Always Ensure That Deficiencies Were Corrected in a Timely 
Manner 
For the period January 2017 through January 2019, the Authority completed 154 biennial 
inspections of its program units for compliance with HUD's housing quality standards and its 
own requirements. Of the 154 units inspected, 72 had failed the inspection. We reviewed the 
Authority's inspections report for the 72 units to determine whether the Authority's inspector 
performed followup inspections to ensure that identified deficiencies had been corrected in a 
timely manner. 1 

1 HUD's requirements at 24 CFR (Code of Federal Regulations) 982.404(a)(3) and Authority ' s administrative 
plan, paragraph 8-II.F. 

Based on our review, the Authority did not always ensure that the deficiencies noted during the 
housing quality standards inspections were corrected in a timely manner. Specifically, of the 72 
failed inspections, 16 units had deficiencies that were not corrected within 30 days, and 10 units 
had deficiencies that were not corrected within 60 days. 2 

2 All deficiencies identified for the 26 (16 + 10) units had been corrected but not in a timely manner. 
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The weakness described above occurred because the Authority lacked adequate oversight of its 
program landlords to ensure that corrective actions were taken in a timely manner. Specifically, 
although the Authority had a process to ensure that its program landlords corrected housing 
quality standards deficiencies in a timely manner, it did not consistently enforce HUD's 
requirements. Based on supporting documentation, the Authority was timely with notifying the 
program landlords of the deficiencies identified in the units, and it generally followed up with the 
landlords when they exceeded the deadline for repairs. However, the Authority chose to 
continue following up with the program landlords regarding required corrections for housing 
quality standards deficiencies, rather than implementing its abatement procedures. 

The Authority also lacked a sufficient policy to address repairs, such as damaged concrete and 
siding that extended beyond 60 days. The number of days past the 60-day period that the 
landlords took to complete the repairs for the 10 units ranged from 2 to 111 days. According to 
the Authority's administrative plan, it granted extensions to implement corrective actions beyond 
60 days only due to delays caused by weather conditions. However, for the 10 units with 
deficiencies that had not been corrected within 60 days, delays in implementing corrective 
actions were not due to the weather. Instead, the delays were due to the scope of work or 
availability of contractors or materials. Documentation in the household files for the 10 units 
showed that the Authority was working with the landlords to address the repairs during that 
period. 

The Authority acknowledged that it could improve its process for enforcing the timeliness of the 
repairs. Therefore, as a result of our audit, on April 23, 2019, the Authority's board approved an 
update to the administrative plan to allow for extensions beyond 60 days based on the scope of 
work and other reasons beyond the landlords' control. In addition, the Authority created an 
extension request form, which its program landlords must complete for extensions beyond 30 
days. 

Conclusion 
The weakness noted above occurred because the Authority lacked adequate oversight of its 
program landlords and a sufficient policy to address repairs that extended beyond 60 days. As a 
result, program participants were subjected to living in units that may not have been decent, safe, 
and sanitary. 

Recommendations 
We recommend that the Director ofHUD's Milwaukee Office of Public Housing require the 
Authority to 

lA. Develop and implement adequate enforcement procedures that support its policy and 
ensure that housing quality standards deficiencies are corrected in a timely manner. 
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Scope and Methodology 

We performed our onsite audit work in March and April 2019 at the Authority's office located at 
550 East Thomas Street, Wausau, WI. The audit covered the period January 1, 2017, through 
January 31, 2019, but was expanded as necessary.3 

3 Because the Authority performs biennial housing quality standards inspections, we expanded our scope to 
include inspections completed between January 2016 and March 2019 to ensure that the biennial inspections 
were completed in a timely manner. 

To accomplish our audit objective, we interviewed HUD program staff and the Authority's 
employees. In addition, we obtained and reviewed the following: 

• HUD's regulations at 24 CFR (Code of Federal Regulations) parts 5 and 982, HUD 
Office of Public and Indian Housing notices, and HUD's Guidebook 7420.lOG. 

• The Authority's accounting records, annual audited financial statements, bank 
statements, policies and procedures, board meeting minutes for January 2017 through 
January 2019, organizational chart, and household files . 

The Authority inspectors performed scheduled housing quality standards inspections of 14 units 
during the period March 25 through April 9, 2019. We accompanied the inspectors to observe 
the conditions at the 14 units and to assess the quality of the inspection. Our results were limited 
to the 14 units. 

For the period January 2017 through January 2019, the Authority inspected 154 of its program 
units for compliance with HUD's housing quality standards and its own requirements. Of the 
154 units inspected, we determined that 72 had failed the inspection. We reviewed all of the 72 
failed inspections (100 percent) to determine the timeliness of the followup inspections. 
Therefore, the results of our review are based solely on the universe of failed inspections. 

We relied in part on data maintained by the Authority in its systems. Although we did not 
perform a detailed assessment of the reliability of the data, we performed a minimal level of 
testing and found the data to be adequately reliable for our purposes. 

We provided our review results to the Director ofHUD's Milwaukee Office of Public Housing 
and the Authority's executive director during the audit. 

We conducted the audit in accordance with generally accepted government auditing standards. 
Those standards require that we plan and perform the audit to obtain sufficient, appropriate 
evidence to provide a reasonable basis for our findings and conclusions based on our audit 
objective(s). We believe that the evidence obtained provides a reasonable basis for our findings 
and conclusions based on our audit objective. 
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Internal Controls 

Internal control is a process adopted by those charged with governance and management, 
designed to provide reasonable assurance about the achievement of the organization's mission, 
goals, and objectives with regard to 

• effectiveness and efficiency of operations, 

• reliability of financial reporting, and 

• compliance with applicable laws and regulations. 

Internal controls comprise the plans, policies, methods, and procedures used to meet the 
organization's mission, goals, and objectives. Internal controls include the processes and 
procedures for planning, organizing, directing, and controlling program operations as well as the 
systems for measuring, reporting, and monitoring program performance. 

Relevant Internal Controls 
We determined that the following internal controls were relevant to our audit objective: 

• Effectiveness and efficiency of operations - Policies and procedures that management has 
implemented to reasonably ensure that a program meets its objectives. 

• Compliance with applicable laws and regulations - Policies and procedures that management 
has implemented to reasonably ensure that resource use is consistent with laws and 
regulations. 

We assessed the relevant controls identified above. 

A deficiency in internal control exists when the design or operation of a control does not allow 
management or employees, in the normal course of performing their assigned functions, the 
reasonable opportunity to prevent, detect, or correct (1) impairments to effectiveness or 
efficiency of operations, (2) misstatements in financial or performance information, or (3) 
violations oflaws and regulations on a timely basis. 

We evaluated internal controls related to the audit objective in accordance with generally 
accepted government auditing standards. Our evaluation of internal controls was not designed to 
provide assurance regarding the effectiveness of the internal control structure as a whole. 
Accordingly, we do not express an opinion on the effectiveness of the Authority's internal 
controls. 

Separate Communication of Minor Deficiencies 
We informed the Authority's executive director and the Director of HUD's Milwaukee Office of 
Public Housing of minor deficiencies in a separate memorandum, dated December 12, 2019. 
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Appendixes 

Appendix A 

Ref to OIG 
Evaluation 

Auditee Comments and OIG's Evaluation 

Auditee Comments 
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Octooer 25. ?.019 

Ms. Marcie lbizugbe 

~ 

US vept. of HUD-Qlfice of Inspector Generol 
Rolph H. Metcolfe Federal evncr;ng 
77 WeSI Jackson Boulevard, Rm 220 I 
Chicago. IL 6060• 

Re: WOIJSOU Communily Development Aulnor1 ty - Audil Report Number: 2020-CH• I DXX 

Deor Ms. I ·,ugt,e: 

This le tter confirms receipt of your October 16. 2019. lelter ond Included discussion drofl oudil report of the 
Wausau Community Development Authorily's jWCDA 'sj Housing Choice Voucher P,ogrom. In response 10 
this droll report, I om providlng lhe following wrillen comments reflecting monoge-menl's position for 
con.OOeralion of lncluslOn In o the tinol oudil report. 

Condlllon: The Avlf1orily did nof oJwoys ensvre too t lhe deficienclos noted during HOS Inspections were 
compJeled in o ,1me1y monner. tocked odecwote londlord oversight ond svfficient p,olley to address repairs 
extending beyo,,d 60 days. 

WCOA Response: lhe WCDA agrees wi1n his finding and hos implemented policies ond processes lo 
o'!mino e this condition: 

Effective Ap,il 2019. lhe WCDA odopled changes lo Chapter 8 ot ils Admlri,1rolive Pion IAdmin Pion) lo 
ir"K:ludt?t oddilionol ve1bio9e rolo1lvo to gronling owno,s/londtords on oxlemion. tor doflcioncios 1h01 ore no 
me-threotening. lo implement comictivo ocllons beyond lJJ days: 

Comment 1 

"fhe Ieng h o f extension wltl be determined on o ccse by case bOsls. bul will nol eKceed 60 days. 
except in lhe case of detoys coused by weo1he1 condllions or the scope ol work ,equi,ed to 
comprele lhe necessoiy repair$ for deflciendes. In the cose of weolher conditions, the necessory 
repairs musl be mode within 15 colendor doys, once the weather conditions hove subsided." 

The Admin Plan lurlher states thal iJ an owner foils lo correct the deficiencies within the 60 days or granted 
oxlenslon. lho WCDA will begin HAP abatement. 

E.flective Apid 2019. !he WCDA also croo ad and implemented on Inspec tion Extension Request Form wh:ch 
m1J5.I be comple ted by ony owne,/londlotd w'ho reques ts an oxtenslon. beyond HUO's ,equiremen . o 
ovoid HAP oboternenl. 

Enrorcomonl: The WCDA hos implemented enforcement p,ocedures losv pOfl 11s policy. Effective 
Jonvory 2019, WCOA sloff in,p1emented tho use of a re-inspection log lo track ony foiled;nspec tion. The 
log refl ects lhe tenant nome. owne,/londlord. dole o lnillo! inspection, re-i spectk>ndue dole. Inspector' s 
name. and deficiency conflfmotlon. lhe log olSo now rocks lmpoclion Exlension Requasls. rt-.e log is 
monilored on a weekty basis by lhe HCV Housing Pr05ec1 Co01dino1or onct Occupancy Specio!isl 10 ensu-e 
officocy. Since its implemento ion, and in occordor\Ce with HUO,equifements. the WCDA hos abated one 
owner's HAP. 

The WCDA will conlinue 10 work ctosety Vtlilh HUD lo c reole:i and molnto· conlrols thot meel ell progrom 
requfremenl~. Documenlolion rOZO llvc o 1hoso commonls wil:I be commu ·coted wllh lhe WCOA 's 
Porlfolio Moncgement SPOcici,t, lilllilllillllllilllll m well as the Direclor of HUD'< Milwaukee Otfico of 
Publk: Housing, if requesled. 
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Ref to OIG 
Evaluation 

Auditee Comments and OIG's Evaluation 

Auditee Comments 

II you hove any questions ,etotive lo I hese comments, you moy contact me ol 715-26 1-667 4 0< by emoa ol 
8elty,Noel~·ci.wousc,1.wi.us. 

~vrv (' ~ 
~,,,,. ( I \ 
Houiing Manager 
Wo~ouCommvnily Develc,pmenl Aulh0<ity 

Cc: Chrislicn Schock. Director of Community Development 
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OIG Evaluation of Auditee Comments 

Comment 1 The Authority agreed with the finding in the report and stated that it has 
implemented policies and processes to eliminate the condition. We acknowledge 
the Authority's willingness to take corrective actions for the issue cited in this 
audit report. The Authority should work with HUD to ensure that its policies and 
enforcement procedures fully address the deficiencies cited in this report. 
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Appendix B 

Federal and the Authority's Requirements 

HUD's regulations at 24 CFR 982.54(a) state that the public housing agency must adopt a 
written administrative plan that establishes local policies for the administration of the program in 
accordance with HUD requirements. 

HUD's regulations at 24 CFR 982.404(a)(3) state that the public housing agency must not make 
any housing assistance payments for a dwelling unit that fails to meet the housing quality 
standards, unless the owner corrects the defect within the period specified by the public housing 
agency and the public housing agency verifies the correction. If a defect is life threatening, the 
owner must correct the defect within no more than 24 hours. For other defects, the owner must 
correct the defect within no more than 30 calendar days ( or any public housing agency-approved 
extension). 

The Authority's program administrative plan, paragraph 8-II.C, states that each unit under 
housing assistance payments contract must be inspected within 24 months of the last full housing 
quality standards inspection. 

Before May 2019, the Authority's program administrative plan, paragraph 8-II.F, stated that 
• For deficiencies that not life-threatening, the Authority will send the owner and the 

family a written notification of the inspection results within 5 business days of the 
inspection, specifying who is responsible for correcting the violation and the time frame 
within which the failure must be corrected. Generally not more than 30 days will be 
allowed for the correction. 

• The owner's housing assistance payments will be abated in accordance with the public 
housing agency's policy if non-life threatening conditions are not corrected within the 
specified time frame ( or any public housing agency-approved extension). 

• For deficiencies that were not life threatening, the Authority could grant an exception to 
the required timeframes for correcting the violation if the Authority determined that an 
extension was appropriate. It further stated that the length of the extension would be 
determined on a case-by-case basis but would not exceed 60 days, except in the case of 
delays caused by weather conditions. 

• The public housing agency will conduct a reinspection immediately following the end of 
the corrective period, or any public housing agency-approved extension. 

• If the deficiencies have not been corrected by the time of the reinspection, the public 
housing agency will send a notice of abatement to the owner, or in the case of family 
caused violations, a notice of termination to the family, in accordance with the public 
housing agency's policies. 

Effective May 1, 2019, the Authority's program administrative plan, paragraph 8-II.F, states that 
for deficiencies that are not life threatening, the Authority may grant an exception to the required 
timeframes for correcting the violation if the Authority determines that an extension is 
appropriate. It further states that the length of the extension will be determined on a case-by-
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case basis but will not exceed 60 days, except in the case of delays caused by weather conditions 
or the scope of work required to complete necessary repairs for deficiencies. 

The Authority's program administrative plan, paragraph 8-II.G, states that if an owner fails to 
correct the housing quality standards deficiencies by the specified time, the public housing 
agency will make all housing assistance payment abatements effective the first of the month 
following the expiration of the public housing agency specified correction period (including any 
extension). 
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