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This section of the Authority’s annual financial report presents management’s analysis of the Authority’s 
financial performance during the Fiscal Year Ended March 31, 2023.  
 
 
FINANCIAL HIGHLIGHTS AND CONCLUSIONS: 
 
 
The Charlottesville Redevelopment & Housing Authority (“CRHA”) had a difficult year due to irregular 
funding of HUD programs and economic market conditions that have greatly affected the Charlottesville 
area. These issues are illustrated by the outcome of its fiscal year operations.   
 

 Total net position increased by $2,247,472 due to conversion of the Crescent Hall AMP 2 property 
to a tax credit funded redevelopment project and continued development on the South First street 
property.  

 
 CRHA had $1,246,239 in increased governmental subsidies due to increases in HUD Funded 

programs of $152,930 and higher local funding of $1,093,309 from the City of Charlottesville.  
 
 

 The Department of Housing and Urban Development (HUD) rates each Authority under the Public 
Housing Assessment System (PHAS).  The Authority has a troubled designation for fiscal year 
ending March 31, 2023. 
 

 The Department of Housing and Urban Development (HUD) also rates each Authority under the 
Section Eight Management Assessment Program (SEMAP).  The Authority received the troubled 
designation for the fiscal year ended March 31, 2023. 

 
REQUIRED FINANCIAL STATEMENTS 
 
The Financial Statements of the Authority report information using accounting methods similar to those 
used by private sector companies (Enterprise Fund). 
 
The Statement of Net Position (Balance Sheet) includes all of the Authority’s assets and liabilities and 
provides information about the amounts and investments in assets and the obligations to Authority creditors.  
It also provides a basis of assessing the liquidity and financial flexibility of the Authority.  Over time, 
increases or decreases in net position may serve as a useful indicator of whether the financial health of the 
Authority is improving or deteriorating. 

 
The current year’s revenues, expenses and changes in net position are accounted for in the Statement of 
Revenues, Expenses and Net Position.  This statement measures the success of the Authority’s operations 
over the past fiscal year. 
 

 
The Statement of Cash Flows is to provide information about the Authority’s cash receipts and 
disbursements during the reporting period.  The statement reports net changes in cash resulting from 
operations. 
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FINANCIAL ANALYSIS OF THE AUTHORITY 
 
 
One question frequently asked about an Authority’s finances is: “Did the Authority’s operations and 
financial position improve or deteriorate over the previous fiscal year?”  The Statement of Net position and 
the Statement of Revenues, Expenses and Net Position report information about the Authority’s activities 
and are summarized in the following sections. 
 
 
 
To begin our analysis, a summary of the Authority’s Statement of Net Position is presented in Table I: 
 
 
 
 
 

2023 2022 Total Change %  Change

Current Assets $ 3,236,539      $ 2,506,473      $ 730,066         29.1%
Capital Assets 43,782,955    15,699,484    28,083,471    178.9%
Other Non-current Assets 4,410,318      5,717,098      (1,306,780)     -22.9%
Deferred Outflow of Resources 31,210           72,584           (41,374)          -57.0%

  Total Assets and Deferred Outflows $ 51,461,022 $ 23,995,639 $ 27,465,383 114.5%

Current Liabilities $ 5,460,181      $ 2,041,329      $ 3,418,852      167.5%
Noncurrent Liabilities 30,611,362    8,345,744      22,265,618    266.8%
Deferred Inflow of Resources 153,573         516,015         (362,442)        -70.2%

  Total Liabilities 36,225,116 10,903,088 25,322,028 232.2%

Investment in Capital Assets 14,628,274    8,152,379      6,475,895      79.4%
Restricted 11,165           337,216         (326,051)        -96.7%
Unrestricted 596,467         4,602,956      (4,006,489)     -87.0%

  Total Net Position 15,235,906 13,092,551 2,143,355    16.4%

  Total Liabilities, Deferred Inflows, and Net Position $ 51,461,022 $ 23,995,639 $ 27,465,383 114.5%

CHARLOTTESVILLE REDEVELOPMENT AND HOUSING AUTHORITY
Comparative Statement of Net Position

TABLE I
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As illustrated in the Combined Statement of Net Position, the overall Net position of the Authority increased 
by $2,143,355.   
 
The Authority’s Unrestricted Net position decreased by $4,006,489.   
 
The “Investment in Capital Assets” increased by $6,475,895.  
 
Restricted Net Position decreased by $326,051 related to lower unexpended advances in the HCVP and 
Emergency Housing Voucher (EHV) programs.  
 
Current assets increased by $730,066 which was mainly due to an increase in cash related to Component 
units and Business Activities.   
 
Accounts receivable balances increased by $266,807, due primarily to higher amounts due from HUD 
($147,947), the City of Charlottesville ($72,870) and the current portion of notes receivable ($56,500).  
 
Capital assets increased by $28,083,471 due primarily to construction activities and South First Street and 
Crescent Hall. Additional details regarding capital assets are included in Table Iv later in this report.  
 
Pension assets related to the Virginia Retirement System GASB 68 audit report at 6/30/2023 decreased by 
$150,280. The balance at this report date is $1,682,460. There was $31,210 in related deferred outflows of 
resources which include report balances and payments made post report date. This includes pension, group 
life and group health GASB 75 other pension benefits as well. Other Deferred Inflows of Resources had a 
balance in the amount of $153,573. 

 
Current liabilities increased by $3,029,77 due to a variety of changes. The main driver was accounts payable 
activity increasing by $2,783,329 primarily related to the construction activities for the component units 
due to timing of payments and receipt of invoices. Other current liabilities increased by $906,634 which 
was the latest PPA loan received that had not been forgiven as of this report date. 
 
While the Statement of Net position shows the change in financial position, the Statement of Revenues, 
Expenses, and Net position breaks down our revenues and expenses further.  Table II, which follows, 
provides a combined statement of the changes in Net position:  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



CHARLOTTESVILLE REDEVELOPMENT AND HOUSING AUTHORITY 
 

MANAGEMENT DISCUSSION & ANALYSIS 
March 31, 2023 

-7- 

 
 
 
 

2023 2022 Total Change %  Change

Tenant Revenue $ 1,050,474          $ 970,518             $ 79,956            8.24%
Operating Subsidies 8,936,194          7,664,289          1,271,905       16.60%
Capital Grants 206,525             232,191             (25,666)           -11.05%
Interest Income 1,533                 1,411                 122                 8.65%
Other Income 1,437,712          3,023,307          (1,585,595)      -52.45%

  Total Revenue 11,632,438      11,891,716     (259,278)       -2.18%

Administrative 1,964,481          2,065,256          (100,775)         -4.88%
Tenant Services 66,239               114,815             (48,576)           -42.31%
Utilities 737,388             838,590             (101,202)         -12.07%
Maintenance 1,259,395          1,202,964          56,431            4.69%
Insurance 130,413             92,505               37,908            40.98%
Interest expense 456                    4,512                 (4,056)             -89.89%
General 40,744               139,517             (98,773)           -70.80%
Housing Assistance Payments 4,989,398          4,587,350          402,048          8.76%
Depreciation 300,569             247,966             52,603            21.21%

  Total Expenses 9,489,083        9,293,475        195,608        2.10%

Change in Net Position 2,143,355          2,598,241          (454,886)          
Beginning Net Position 13,092,551        10,494,310        2,598,241        

Ending Net Position $ 15,235,906      $ 13,092,551     $ 2,143,355     16.37%

Comparative Statement of Revenues and Expenses
TABLE II

 
 
 
 
 
REVENUES 
 
 
In reviewing the Statement of Revenues, Expenses, and Net position, you will find that 79% of the 
Authority’s revenues are derived from grants from the Department of Housing and Urban Development 
and City of Charlottesville funding.  The Authority receives revenue from tenants for dwelling rental 
charges, excess utilities, and miscellaneous charges of 9% of total revenue.  Other Revenue, including 
Interest from Investments, comprises the remaining 12%.  Compared to the Fiscal Year Ended March 31, 
2022, revenues had a slight decrease of $252,278 or 2.18%  
 
 
Tenant Revenue - Tenant Revenue received in the Public Housing Program had a net increase of $79,956 
from $970,518 to $1,050,474 (8.24%). This was driven by an increased rents in Public Housing of $153,405 
and Business Activities $34,302 offset by lower rents at Crescent Hall due to renovation activities. 
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Program Grants/Subsidies – There was a 15.78% increase in grant funding of $1,296,239 from 
$7,896,480 in FY2022 to $9,142,719 in FY2023. State and Local grant levels were $1,093,309 higher due 
to increased SRAP and City Funding in relation to FY2022 amounts.  The City of Charlottesville funded 
improvements of Public Housing sites during the fiscal year and has committed similar funding for the 
upcoming year. The following is detailed comparative analysis of FY2022 and FY2023 Federal funding by 
Program: 
 
 

CHARLOTTESVILLE REDEVELOPMENT AND HOUSING AUTHORITY
Federal Financial Awards Comparison

For the Fiscal Years 2023 and 2022
Increase/

PUBLIC HOUSING 2023 2022 Decrease

Public and Indian Housing Program 1,865,258$      2,528,160$      (662,902)$     

Capital Fund Program 965,599           282,922           682,677         

Family Self-Sufficiency Program 1,595               -                   1,595             

HOUSING ASSISTANCE PAYMENTS

Section 8 Housing Choice Voucher program 4,191,197        4,270,671        (79,474)         

Mainstream Vouchers 331,963           105,490           226,473         

Emergency Housing Voucher Program 82,188             97,627             (15,439)         

TOTALS 7,437,800$      7,284,870$      152,930$       
 

 
 
 

 Other Income – Other income decreased $1,585,595 from $3,202,307 in FY2022 to $1,437,712 in 
FY2023. This decrease was related to lower notes receivable loan activity in the current year in relation to 
FY2022. 
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EXPENSES 
The Charlottesville Redevelopment & Housing Authority experienced an increase in operating expenses of 
$195,608 (or 2.1%) as expenses increased from $9,293,475 in FY2022 to $9,489,083 as follows: 
 
Administrative – Administrative costs include all non-maintenance and non-resident service personnel 
costs (including benefits and accrued leave), legal costs, auditing costs, travel and training costs, and other 
administrative costs such as supplies, telephone expense, etc. Administrative expenses were $100,775 lower 
than in FY2022 due primarily to lower salaries and benefit costs ($195,311) due to decreased benefit costs 
related to post-employment benefit costs offset somewhat by higher office expenses ($88,254) and higher 
legal expenses ($20,418). 
 
Tenant Services – Tenant Services costs include all costs incurred by the Authority to provide social 
services to the residents.  The Charlottesville Public Housing Association of Residents (PHAR) is the 
designated and recognized Resident Advisory Board. PHAR receives funding for board meetings, training 
costs, and other items to assist the PHAR in staying informed on its role in the Authority’s operations.   
 
Tenant Services costs decreased by $48,576 or 42.31% due to lower relocation expenses ($9,173) and lower 
grant costs ($39,400) as FY2022 contained CARES Act expenses which were not incurred in FY23. 
 
Utilities - The total utilities expense for the Authority decreased by $101,202 or 12.07% from $838,590 in 
FY2022 to $737,388 in FY2023 which was primarily the result of continued conversion activities at 
Crescent Hall LLC and South First Street relocation.   
 
Maintenance – Maintenance costs are all costs incurred by the Authority to maintain the 435 Public 
Housing units. Costs include personnel costs, materials used to maintain the units, contracts for waste 
management, telephone/radio service, etc. The Maintenance Expense for the Authority increased by 
$56,431 or 4.69%. Salaries and benefits increased $65,331 due to maintenance needs and inflation, while 
materials costs and contract costs were $8,900 lower. 
 
Insurance Expenses – Insurance Expenses include insurance costs (property, auto, liability, workers’ 
compensation, public officials’ liability, lead based paint insurance, etc. Insurance expenses increased by 
$37,908 or 40.98%. This was due to across the board increases in all insurance lines.  
 
General Expenses – General Expenses include other general expenses, compensated absence costs, and 
payments in lieu of taxes to the City of Charlottesville.  General expenses for the Authority decreased by 
$98,773 or 70.8%. This was mainly due to an $85,000 decrease in component unit CDBG expense activities 
from last year. 
 
Housing Assistance Payments Program – HAP payments consist of rental payments to owners of private 
property for which the housing authority has a HAP agreement with the tenant and the owner for the 
difference between the tenants rent and the applicable payment standard.  HAP payments for the Authority 
increased by $402,048 or 8.76%. This was due to increased lease-ups in the HCV and Mainstream 
programs.  
 
Depreciation – Because the costs of all capitalized additions are spread over the estimated useful life of an 
asset, the estimated current year costs of capitalized items are recorded as depreciation.  Depreciation 
Expense for the current year increased by $52,603 or 21.21% due primarily to the First Street units coming 
online during the year.   
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CAPITAL ASSETS 
 
At the end of fiscal year 2023 the Authority had invested in Capital Assets of $43,782,955, net of 
depreciation.  As of March 31, 2023, the Authority had an increase in its net capital asset in the amount of 
$28,083,471 or 179%.  The following illustrates the Capital Asset values for 2023 and 2022. 
 

2023 2022 Total Change

Land $ 4,138,907             $ 3,038,907           $ 1,100,000      
Buildings & improvements 39,676,861           24,488,445         15,188,416    
Equipment 1,728,071             1,649,583           78,488           
Construction in progress 21,484,585           9,467,450           12,017,135    

67,028,424           38,644,385         28,384,039    
Accumulated Depreciation (23,245,469)          (22,944,901)       (300,568)        

  Total Capital Assets $ 43,782,955        $ 15,699,484      $ 28,083,471 

Comparative Statement of Capital Assets
TABLE III

 
 
The CRHA had the ongoing redevelopment of the Crescent Hall AMP 2 as well as the development of the 
South Street project which contributed $28 million of new capital costs. The CRHA also had $206,525 in 
Capital Fund capital expenditures during fiscal year 2023. Additionally, there were $78,488 of equipment 
additions during the year. The CRHA operated five (5) CFP grants during fiscal year 2023 with a total of 
$965,599 of expenditures.  
 
The CRHA had $300,568 in depreciation expenses with no current period disposals. 
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LONG-TERM DEBT 
 
 
Long-term debt increased by $21,607,576 or 286% from $7,547,105 in FY22 to $29,154,681 in FY2023. 
These increases were related to component unit activities due to loans for the Crescent Hall LLC 
development. Additional details on Authority debt can be found in Note 11 of the Financial Statements. 
 
 
 
ECONOMIC FACTORS AND EVENTS AFFECTING OPERATIONS: 
 
 
As the Charlottesville housing market is not immune from the ups and downs of the economy, nor are our 
residents and participants.  Here are a few of the operational impacts the Authority anticipates having to 
manage in the coming year: 

 
 Tenant rent adjustments, because of unemployment/under-employment and the slow economic 

recovery, will impact the rent residents and Voucher holders can pay. This may require the 
Authority to divert unrestricted resources from other program areas or potentially reduce services. 

 
 Many of our residents and Voucher holders rely on financial aid from the State or social services 

provided by governmental agencies.  There have been and will likely continue to be service and 
revenue reductions that will impact both residents and the Authority’s state and local funding 
sources. 

 
 The City of Charlottesville, as most other middle-sized cities within Virginia are suffering loss of 

industry, business and employment opportunities for low to moderate income families. This leads 
to further strains on the CRHA’s limited expendable assets added with HUD and State cuts in 
funding for the CRHA’s programs leads to diminished opportunities for the CRHA to assist 
individuals and families in need within their surrounding areas.  
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CONCLUSIONS: 
 
Overall, while the Charlottesville Redevelopment & Housing Authority had a successful fiscal year, many 
improvements and tough decisions were made in accordance with the lack of Congressional work on a 
budget that would solidify the funding for the upcoming year and provide consistent and reasonable funding 
for HUD requirements.  We continue to work through a myriad of issues that have slowed the expected 
progress in the redevelopment goals and objectives but has not slowed our hope and continued efforts.  
 
Management is committed to staying abreast of regulations and appropriations as well as maintain an 
ongoing analysis of all budgets and expenses to ensure that the Authority continues to operate at the highest 
standards established by the Real Estate Assessment Center and the Department of Housing and Urban 
Development.  
 
The CRHA has experienced financial struggles during the past few fiscal years due to aging properties and 
a high level of employee turnover. This has caused a major strain on the financial resources of the authority, 
but this is to be expected as the authority has limited resources outside of the federal programs and the 
federal housing developments are in dire need of redevelopment. The two recently completed 
redevelopment projects at First Street and Crescent Hall will provide much needed improvements to the 
properties and reposition the authority’s financial position related to the public housing properties.  
 
In the upcoming year, CHRA will be acquiring scattered site housing as well as the Dogwood Apartments 
to help to improve its aging housing stock.  
 
The CRHA has improved their Public Housing PHAS scores each year over the past three years and has 
estimated that their PHAS scoring for fiscal year 2023 of 23.94 which would be a high performer for the 
financial indicator.  
 
In September 2023, the CHRA acquired a commercial property at 400 East Main Street that will be 
developed into new Administrative Offices. When completed, all operations will be consolidated into a 
single location.  This should have a marked improvement in efficiency and customer service for our 
residents upon completion. 
 
This financial report is designed to provide our residents, the citizens of Charlottesville, Virginia, all federal 
and state regulatory bodies, and any creditors with a general overview of the Authority’s finances.  If you 
have any questions regarding these financial statements or supplemental information, you may contact John 
Sales, Executive Director at (434) 326-4748 or by writing: Charlottesville Redevelopment & Housing 
Authority, P.O. Box 1405, Charlottesville, VA 22902-1405.  
  

 







































































Submission Type: 

6.2 Component 
Unit - Blended

2 State/Local
14.871 Housing 

Choice Vouchers

14.EHV
Emergency 

Housing Voucher 

14.877 Public 
Housing Family 
Self-Sufficiency 

under ROSS

COCC Subtotal ELIM TotalProject Total
1 Business 
Activities

14.879 Mainstream 
Vouchers

Charlottesville Redev & Housing Authority  (VA016)
Charlottesville, VA

Entity Wide Revenue and Expense Summary

 Audited/Single Audit          Fiscal Year End:  03/31/2023

$612,223 $3,970,336 $76,072 $4,947,990 $4,947,990

$41,408 $41,408 $41,408

$57,064 $2,510 $6,752 $3,607 $300,569 $300,569

$104,319 $1,173,952 $4,525,285 $84,038 $1,595 $706,327 $10,222,348 -$733,265 $9,489,083

$531,498 -$531,498 $0

-$531,498 $531,498 $0

$272,626 $230,491 $506,907 -$506,907 $0

-$55,156 -$506,907 $506,907 $0

$0 $272,626 -$55,156 $0 $0 $230,491 $0 $0 $0

$412,638 $372,860 -$325,840 -$1,850 $0 $309,472 $2,143,355 $0 $2,143,355

$0 $0 $0 $0 $0 $0 $0 $0

$342,551 $6,229,497 $587,662 $82,110 $0 $426,787 $13,092,551 $13,092,551

$0 $0

$250,657 $250,657 $250,657

$11,165 $11,165 $11,165

105 7156 180 11245 11245

99 5503 107 9082 9082

$1,148,030 $1,148,030

$0 $0 $0

$0 $151,498 $151,498

$0 $18,570 $18,570

$0 $36,457 $36,457

$0 $0 $0

$0 $0 $0

$0 $0 $0

$0 $0 $0 13901  Replacement Housing Factor Funds $0

 11660  Infrastructure Purchases $0

 13510  CFFP Debt Service Payments $0

 11640  Furniture & Equipment - Administrative Purchases $36,457

 11650  Leasehold Improvements Purchases $0

 11620  Building Purchases $151,498

 11630  Furniture & Equipment - Dwelling Purchases $18,570

 11270  Excess Cash $1,148,030

 11610  Land Purchases $0

 11190  Unit Months Available 3276 48 480

 11210  Number of Unit Months Leased 2904 46 423

 11180  Housing Assistance Payments Equity

 11100  Changes in Allowance for Doubtful Accounts - Other

 11170  Administrative Fee Equity

 11080  Changes in Special Term/Severance Benefits Liability

 11090  Changes in Allowance for Doubtful Accounts - Dwelling Rents

 11060  Changes in Contingent Liability Balance

 11070  Changes in Unrecognized Pension Transition Liability

 11040  Prior Period Adjustments, Equity Transfers and Correction of Errors $0

 11050  Changes in Compensated Absence Balance

 11020  Required Annual Debt Principal Payments $0 $0 $0

 11030  Beginning Equity $4,148,430 $1,271,338 $4,176

 10000  Excess (Deficiency) of Total Revenue Over (Under) Total Expenses $322,488 $1,022,677 $30,910

 10100  Total Other financing Sources (Uses) -$451,751 $3,790 $0

 10093  Transfers between Program and Project - In $3,790

 10094  Transfers between Project and Program - Out -$451,751

 10091  Inter Project Excess Cash Transfer In

 10092  Inter Project Excess Cash Transfer Out

 10070  Extraordinary Items, Net Gain/Loss

 10080  Special Items (Net Gain/Loss)

 10050  Proceeds from Notes, Loans and Bonds

 10060  Proceeds from Property Sales

 10030  Operating Transfers from/to Primary Government

 10040  Operating Transfers from/to Component Unit

 10010  Operating Transfer In $531,498

 10020  Operating transfer Out -$531,498

 90000  Total Expenses $3,278,744 $47,035 $301,053

 97700  Debt Principal Payment - Governmental Funds

 97800  Dwelling Units Rent Expense

 97500  Fraud Losses

 97600  Capital Outlays  - Governmental Funds

 97350  HAP Portability-In

 97400  Depreciation Expense $203,169 $27,467

 97200  Casualty Losses - Non-capitalized

 97300  Housing Assistance Payments $289,359

 97100  Extraordinary Maintenance

64


































































