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SCHEDULE OF FINDINGS AND QUESTIONED COSTS 

Pierce County Housing Authority 
January 1, 2024 through December 31, 2024 

SECTION I – SUMMARY OF AUDITOR’S RESULTS 
The results of our audit of the Pierce County Housing Authority are summarized below in 
accordance with Title 2 U.S. Code of Federal Regulations (CFR) Part 200, Uniform Administrative 
Requirements, Cost Principles, and Audit Requirements for Federal Awards (Uniform Guidance). 

Financial Statements 
We issued an unmodified opinion on the fair presentation of the basic financial statements in 
accordance with accounting principles generally accepted in the United States of America 
(GAAP). 

Internal Control over Financial Reporting: 

• Significant Deficiencies: We reported no deficiencies in the design or operation of internal 
control over financial reporting that we consider to be significant deficiencies. 

• Material Weaknesses: We identified no deficiencies that we consider to be material 
weaknesses. 

We noted no instances of noncompliance that were material to the financial statements of the 
Housing Authority. 

Federal Awards 
Internal Control over Major Programs: 

• Significant Deficiencies: We reported no deficiencies in the design or operation of internal 
control over major federal programs that we consider to be significant deficiencies. 

• Material Weaknesses: We identified no deficiencies that we consider to be material 
weaknesses. 

We issued an unmodified opinion on the Housing Authority’s compliance with requirements 
applicable to its major federal program. 

We reported no findings that are required to be disclosed in accordance with 2 CFR 200.516(a). 
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Identification of Major Federal Programs 
The following program was selected as a major program in our audit of compliance in accordance 
with the Uniform Guidance. 

ALN Program or Cluster Title 
14.871 Housing Voucher Cluster - Section 8 Housing Choice Vouchers 

14.871 COVID-19 – Housing Voucher Cluster - Section 8 Housing Choice 
Vouchers 

The dollar threshold used to distinguish between Type A and Type B programs, as prescribed by 
the Uniform Guidance, was $1,412,736. 

The Housing Authority did not qualify as a low-risk auditee under the Uniform Guidance. 

SECTION II – FINANCIAL STATEMENT FINDINGS 
None reported. 

SECTION III – FEDERAL AWARD FINDINGS AND QUESTIONED 
COSTS 
None reported. 
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INDEPENDENT AUDITOR’S REPORT 

Report on Internal Control over Financial Reporting and on Compliance and Other 
Matters Based on an Audit of Financial Statements Performed in Accordance with 
Government Auditing Standards 

Pierce County Housing Authority 
January 1, 2024 through December 31, 2024 

Board of Commissioners 
Pierce County Housing Authority 
Puyallup, Washington 

We have audited, in accordance with auditing standards generally accepted in the United States of 
America and the standards applicable to financial audits contained in Government Auditing 
Standards, issued by the Comptroller General of the United States, the financial statements of the 
Pierce County Housing Authority, as of and for the year ended December 31, 2024, and the related 
notes to the financial statements, which collectively comprise the Housing Authority’s basic 
financial statements, and have issued our report thereon dated September 26, 2025.  

REPORT ON INTERNAL CONTROL OVER FINANCIAL 
REPORTING 
In planning and performing our audit of the financial statements, we considered the Housing 
Authority’s internal control over financial reporting (internal control) as a basis for designing audit 
procedures that are appropriate in the circumstances for the purpose of expressing our opinion on 
the financial statements, but not for the purpose of expressing an opinion on the effectiveness of 
the Housing Authority’s internal control. Accordingly, we do not express an opinion on the 
effectiveness of the Housing Authority’s internal control. 

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, to prevent, 
or detect and correct, misstatements on a timely basis. A material weakness is a deficiency, or a 
combination of deficiencies, in internal control such that there is a reasonable possibility that a 
material misstatement of the Housing Authority’s financial statements will not be prevented, or 
detected and corrected on a timely basis. A significant deficiency is a deficiency, or a combination 
of deficiencies, in internal control that is less severe than a material weakness, yet important 
enough to merit attention by those charged with governance. 
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Our consideration of internal control was for the limited purpose described above and was not 
designed to identify all deficiencies in internal control that might be material weaknesses or 
significant deficiencies and therefore, material weaknesses or significant deficiencies may exist 
that were not identified. 

Given these limitations, during our audit we did not identify any deficiencies in internal control 
that we consider to be material weaknesses. 

We noted certain other matters that we have reported to the management of the Housing Authority 
in a separate letter dated September 26, 2025. 

REPORT ON COMPLIANCE AND OTHER MATTERS 
As part of obtaining reasonable assurance about whether the Housing Authority’s financial 
statements are free from material misstatement, we performed tests of its compliance with certain 
provisions of laws, regulations, contracts and grant agreements, noncompliance with which could 
have a direct and material effect on the financial statements. However, providing an opinion on 
compliance with those provisions was not an objective of our audit, and accordingly, we do not 
express such an opinion. 

The results of our tests disclosed no instances of noncompliance or other matters that are required 
to be reported under Government Auditing Standards.  

PURPOSE OF THIS REPORT 
The purpose of this report is solely to describe the scope of our testing of internal control and 
compliance and the results of that testing, and not to provide an opinion on the effectiveness of the 
Housing Authority’s internal control or on compliance. This report is an integral part of an audit 
performed in accordance with Government Auditing Standards in considering the Housing 
Authority’s internal control and compliance. Accordingly, this communication is not suitable for 
any other purpose. However, this report is a matter of public record and its distribution is not 
limited. It also serves to disseminate information to the public as a reporting tool to help citizens 
assess government operations. 

 
Pat McCarthy, State Auditor 

Olympia, WA 

September 26, 2025 
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INDEPENDENT AUDITOR’S REPORT  

Report on Compliance for Each Major Federal Program and Report on Internal 
Control over Compliance in Accordance with the Uniform Guidance 

Pierce County Housing Authority 
January 1, 2024 through December 31, 2024 

Board of Commissioners 
Pierce County Housing Authority 
Puyallup, Washington 

REPORT ON COMPLIANCE FOR EACH MAJOR FEDERAL 
PROGRAM 
Opinion on Each Major Federal Program 

We have audited the compliance of the Pierce County Housing Authority, with the types of 
compliance requirements identified as subject to audit in the U.S. Office of Management and 
Budget (OMB) Compliance Supplement that could have a direct and material effect on each of the 
Housing Authority’s major federal programs for the year ended December 31, 2024. The Housing 
Authority’s major federal programs are identified in the auditor’s results section of the 
accompanying Schedule of Findings and Questioned Costs. 

In our opinion, the Housing Authority complied, in all material respects, with the types of 
compliance requirements referred to above that could have a direct and material effect on each of 
its major federal programs for the year ended December 31, 2024. 

Basis for Opinion on Each Major Federal Program 

We conducted our audit of compliance in accordance with auditing standards generally accepted 
in the United States of America (GAAS); the standards applicable to financial audits contained in 
Government Auditing Standards issued by the Comptroller General of the United States; and the 
audit requirements of Title 2 U.S. Code of Federal Regulations Part 200, Uniform Administrative 
Requirements, Cost Principles, and Audit Requirements for Federal Awards (Uniform Guidance) 
are further described in the Auditor’s Responsibilities for the Audit of Compliance section of our 
report. 

We are required to be independent of the Housing Authority and to meet our other ethical 
responsibilities, in accordance with the relevant ethical requirements relating to our audit. We 
believe that the audit evidence we have obtained is sufficient and appropriate to provide a basis 
for our opinion on compliance for each major federal program. Our audit does not provide a legal 
determination on the Housing Authority’s compliance with the compliance requirements referred 
to above. 
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Responsibilities of Management for Compliance 
Management is responsible for compliance with the requirements referred to above and for the 
design, implementation, and maintenance of effective internal control over compliance with the 
requirements of laws, statutes, regulations, rules and provisions of contracts or grant agreements 
applicable to the Housing Authority’s federal programs. 

Auditor’s Responsibilities for the Audit of Compliance 
Our objectives are to obtain reasonable assurance about whether material noncompliance with the 
compliance requirements referred to above occurred, whether due to fraud or error, and express an 
opinion on the Housing Authority’s compliance based on our audit. Reasonable assurance is a high 
level of assurance but is not absolute assurance and therefore is not a guarantee that an audit 
conducted in accordance with GAAS, Government Auditing Standards and the Uniform Guidance 
will always detect a material noncompliance when it exists. The risk of not detecting a material 
noncompliance resulting from fraud is higher than for that resulting from error, as fraud may 
involve collusion, forgery, intentional omissions, misrepresentations, or the override of internal 
control. Noncompliance with the compliance requirements referred to above is considered 
material, if there is a substantial likelihood that, individually or in the aggregate, it would influence 
the judgement made by a reasonable user of the report on compliance about the Housing 
Authority’s compliance with the requirements of each major federal program as a whole.  

Performing an audit in accordance with GAAS, Government Auditing Standards and the Uniform 
Guidance includes the following responsibilities: 

• Exercise professional judgment and maintain professional skepticism throughout the audit; 
• Identify and assess the risks of material noncompliance, whether due to fraud or error, and 

design and perform audit procedures responsive to those risks. Such procedures include 
examining, on a test basis, evidence regarding the Housing Authority’s compliance with 
the compliance requirements referred to above and performing such other procedures as 
we considered necessary in the circumstances; 

• Obtain an understanding of the Housing Authority’s internal control over compliance 
relevant to the audit in order to design audit procedures that are appropriate in the 
circumstances and to test and report on internal control over compliance in accordance with 
the Uniform Guidance, but not for the purpose of expressing an opinion on the 
effectiveness of the Housing Authority’s internal control over compliance. Accordingly, 
no such opinion is expressed; and 

• We are required to communicate with those charged with governance regarding, among 
other matters, the planned scope and timing of the audit and any significant deficiencies 
and material weaknesses in internal control over compliance that we identified during the 
audit. 
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REPORT ON INTERNAL CONTROL OVER COMPLIANCE 
A deficiency in internal control over compliance exists when the design or operation of a control 
over compliance does not allow management or employees, in the normal course of performing 
their assigned functions, to prevent, or detect and correct, noncompliance with a type of 
compliance requirement of a federal program on a timely basis. A material weakness in internal 
control over compliance is a deficiency, or combination of deficiencies, in internal control over 
compliance, such that there is a reasonable possibility that material noncompliance with a type of 
compliance requirement of a federal program will not be prevented, or detected and corrected, on 
a timely basis. A significant deficiency in internal control over compliance is a deficiency, or a 
combination of deficiencies, in internal control over compliance with a type of compliance 
requirement of a federal program that is less severe than a material weakness in internal control 
over compliance, yet important enough to merit attention by those charged with governance. 

Our audit was not designed for the purpose of expressing an opinion on the effectiveness of internal 
control over compliance. Accordingly, no such opinion is expressed. Our consideration of internal 
control over compliance was for the limited purpose described in the Auditor’s Responsibilities 
for the Audit of Compliance section above and was not designed to identify all deficiencies in 
internal control over compliance that might be material weaknesses or significant deficiencies in 
internal control over compliance and therefore, material weaknesses or significant deficiencies 
may exist that were not identified. 

Given these limitations, during our audit we did not identify any deficiencies in internal control 
over compliance that we consider to be material weaknesses, as defined above.  

Purpose of this Report 

The purpose of this report on internal control over compliance is solely to describe the scope of 
our testing of internal control over compliance and the results of that testing based on the 
requirements of the Uniform Guidance. Accordingly, this report is not suitable for any other 
purpose. However, this report is a matter of public record and its distribution is not limited. It also 
serves to disseminate information to the public as a reporting tool to help citizens assess 
government operations. 

 
Pat McCarthy, State Auditor 

Olympia, WA 

September 26, 2025 
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INDEPENDENT AUDITOR’S REPORT  

Report on the Audit of the Financial Statements 

Pierce County Housing Authority 
January 1, 2024 through December 31, 2024 

Board of Commissioners 
Pierce County Housing Authority 
Puyallup, Washington 

REPORT ON THE AUDIT OF THE FINANCIAL STATEMENTS 
Opinion 

We have audited the accompanying financial statements of the Pierce County Housing Authority, 
as of and for the year ended December 31, 2024, and the related notes to the financial statements, 
which collectively comprise the Housing Authority’s basic financial statements as listed in the 
financial section of our report. 

In our opinion, the accompanying financial statements referred to above present fairly, in all 
material respects, the financial position of the Pierce County Housing Authority, as of 
December 31, 2024, and the changes in financial position, and, where applicable, cash flows 
thereof for the year then ended in accordance with accounting principles generally accepted in the 
United States of America. 

Basis for Opinion 

We conducted our audit in accordance with auditing standards generally accepted in the United 
States of America (GAAS) and the standards applicable to financial audits contained in 
Government Auditing Standards, issued by the Comptroller General of the United States. Our 
responsibilities under those standards are further described in the Auditor’s Responsibilities for 
the Audit of the Financial Statements section of our report. We are required to be independent of 
the Housing Authority and to meet our other ethical responsibilities, in accordance with the 
relevant ethical requirements relating to our audit. We believe that the audit evidence we have 
obtained is sufficient and appropriate to provide a basis for our audit opinion.  

Responsibilities of Management for the Financial Statements 

Management is responsible for the preparation and fair presentation of these financial statements 
in accordance with accounting principles generally accepted in the United States of America, and 
for the design, implementation, and maintenance of internal control relevant to the preparation and 
fair presentation of financial statements that are free from material misstatement, whether due to 
fraud or error. 
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In preparing the financial statements, management is required to evaluate whether there are 
conditions or events, considered in the aggregate, that raise substantial doubt about the Housing 
Authority’s ability to continue as a going concern for twelve months beyond the financial 
statement date, including any currently known information that may raise substantial doubt shortly 
thereafter.  

Auditor’s Responsibilities for the Audit of the Financial Statements 

Our objectives are to obtain reasonable assurance about whether the financial statements as a whole 
are free from material misstatement, whether due to fraud or error, and to issue an auditor’s report 
that includes our  opinion. Reasonable assurance is a high level of assurance but is not absolute 
assurance and therefore is not a guarantee that an audit conducted in accordance with GAAS and 
Government Auditing Standards will always detect a material misstatement when it exists. The 
risk of not detecting a material misstatement resulting from fraud is higher than for one resulting 
from error, as fraud may involve collusion, forgery, intentional omissions, misrepresentations, or 
the override of internal control. Misstatements are considered material if there is a substantial 
likelihood that, individually or in the aggregate, they would influence the judgment made by a 
reasonable user based on the financial statements.  

Performing an audit in accordance with GAAS and Government Auditing Standards includes the 
following responsibilities: 

• Exercise professional judgment and maintain professional skepticism throughout the audit; 
• Identify and assess the risks of material misstatement of the financial statements, whether 

due to fraud or error, and design and perform audit procedures responsive to those risks. 
Such procedures include examining, on a test basis, evidence regarding the amounts and 
disclosures in the financial statements; 

• Obtain an understanding of internal control relevant to the audit in order to design audit 
procedures that are appropriate in the circumstances, but not for the purpose of expressing 
an opinion on the effectiveness of the Housing Authority’s internal control. Accordingly, 
no such opinion is expressed;  

• Evaluate the appropriateness of accounting policies used and the reasonableness of 
significant accounting estimates made by management, as well as evaluate the overall 
presentation of the financial statements;  

• Conclude whether, in our judgment, there are conditions or events, considered in the 
aggregate, that raise substantial doubt about the Housing Authority’s ability to continue as 
a going concern for a reasonable period of time; and  

• Communicate with those charged with governance regarding, among other matters, the 
planned scope and timing of the audit, significant audit findings, and certain internal 
control-related matters that we identified during the audit. 
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Required Supplementary Information 

Accounting principles generally accepted in the United States of America require that the 
management’s discussion and analysis and required supplementary information listed in the 
financial section of our report be presented to supplement the basic financial statements. Such 
information is the responsibility of management and, although not a part of the basic financial 
statements, is required by the Governmental Accounting Standards Board who considers it to be 
an essential part of financial reporting for placing the basic financial statements in an appropriate 
operational, economic or historical context. We have applied certain limited procedures to the 
required supplementary information in accordance with auditing standards generally accepted in 
the United States of America, which consisted of inquiries of management about the methods of 
preparing the information and comparing the information for consistency with management’s 
responses to our inquiries, the basic financial statements, and other knowledge we obtained during 
our audit of the basic financial statements. We do not express an opinion or provide any assurance 
on the information because the limited procedures do not provide us with sufficient evidence to 
express an opinion or provide any assurance. 

Supplementary Information 

Our audit was conducted for the purpose of forming an opinion on the financial statements that 
collectively comprise the Housing Authority’s basic financial statements. The accompanying 
Schedule of Expenditures of Federal Awards is presented for purposes of additional analysis as 
required by Title 2 U.S. Code of Federal Regulations (CFR) Part 200, Uniform Administrative 
Requirements, Cost Principles, and Audit Requirements for Federal Awards (Uniform Guidance). 
The accompanying Financial Data Schedule form is supplementary information required by HUD. 
These schedules are not a required part of the basic financial statements. Such information is the 
responsibility of management and was derived from and relates directly to the underlying 
accounting and other records used to prepare the basic financial statements. The information has 
been subjected to the auditing procedures applied in the audit of the basic financial statements and 
certain additional procedures, including comparing and reconciling such information directly to 
the underlying accounting and other records used to prepare the basic financial statements or to 
the basic financial statements themselves, and other additional procedures in accordance with 
auditing standards generally accepted in the United States of America. In our opinion, the 
information is fairly stated, in all material respects, in relation to the basic financial statements as 
a whole. 
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OTHER REPORTING REQUIRED BY GOVERNMENT AUDITING 
STANDARDS 
In accordance with Government Auditing Standards, we have also issued our report dated 
September 26, 2025 on our consideration of the Housing Authority’s internal control over financial 
reporting and on our tests of its compliance with certain provisions of laws, regulations, contracts 
and grant agreements and other matters. The purpose of that report is to describe the scope of our 
testing of internal control over financial reporting and compliance and the results of that testing, 
and not to provide an opinion on the effectiveness of the Housing Authority’s internal control over 
financial reporting or on compliance. That report is an integral part of an audit performed in 
accordance with Government Auditing Standards in considering the Housing Authority’s internal 
control over financial reporting and compliance. 

 
Pat McCarthy, State Auditor 

Olympia, WA 

September 26, 2025 
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FINANCIAL SECTION 

Pierce County Housing Authority 
January 1, 2024 through December 31, 2024 

REQUIRED SUPPLEMENTARY INFORMATION 
Management’s Discussion and Analysis – 2024 

BASIC FINANCIAL STATEMENTS 
Statement of Net Position – 2024 
Statement of Revenues, Expenses and Changes in Net Position – 2024 
Statement of Cash Flows – Proprietary Funds – 2024 
Notes to Financial Statements – 2024 

REQUIRED SUPPLEMENTARY INFORMATION 
Schedule of Proportionate Share of Net Pension Liability – PERS 1, PERS 2/3 – 2024 
Schedule of Employer Contributions – PERS 1, PERS 2/3 – 2024 
Notes to Required Supplemental Information – Pension – 2024 
Schedule of Changes in Total OPEB Liability and Related Ratios – PEBB – 2024  

SUPPLEMENTARY AND OTHER INFORMATION 

Schedule of Expenditures of Federal Awards – 2024 
Notes to the Schedule of Expenditures of Federal Awards – 2024 
Financial Data Schedule – 2024 
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PIERCE COUNTY HOUSING AUTHORITY 
MANAGEMENT’S DISCUSSION AND ANALYSIS 
DECEMBER 31, 2024 

The Housing Authority of Pierce County (Authority), doing business as the Pierce County Housing Authority 
(PCHA), Management’s Discussion and Analysis (MD&A) is intended to assist the reader in focusing on 
significant financial issues, provide an overview of the Authority's financial activity, identify changes in the 
Authority's financial position, and identify individual fund issues or concerns. We encourage readers to consider 
the information presented here in conjunction with the Authority’s financial statements. 

Financial Highlights 

The Authority’s overall cash position increased by $11.9 million (86%) during the year. Unrestricted
cash and cash equivalents increased by $144 thousand (2%) and restricted cash equivalents increased
by $11.7 million (177%).
The $11.7 million (177%) increase in restricted cash and cash equivalents includes a new $15.2 million
investment of Section 18 Disposition unds into the Washington State Treasurer’s Local
Government Investment Pool (LGIP), which offers liquidity and interest earnings while preserving
principal. This investment aligns with the Authority’s strategy to optimize the use of restricted funds.
Total assets and deferred outflows of resources of the authority exceeded total liabilities and deferred
inflows or resources at December 31, 2024 by $25.4 million, which is an increase of $7.8 million (44%)
during the year.
Deferred outflow of resources decreased by $395,245 (66%) due to pension-related deferred outflows.
While the deferred inflows of resources increased by $31 thousand (6%), also related to pensions.
Total operating revenues were $56.4 million, an increase of $7.6 million. HUD Operating grants
increased by approximately $7 million (18%). Other revenues increased $307 thousand (1187%). This
is mainly due to insurance reimbursement.
Operating expenses were $55 million and include $42 million in housing assistance payments (HAP)
made to landlords (76% of operating expenses). HAP  increased by $6.7 
million (19%) from the previous year. Administrative expenses increased $1 million (22%), largely due 
to an increase in labor expenses. Total operating expenses, other than the aforementioned, were 
consistent with the previous year.

Authority Wide Financial Statements 

The focus of Authority-wide financial statements is on the overall financial position and activities of PCHA. The 
Authority’s financial statements include Statement of Net Position, a Statement of Revenues, Expenses & 
Changes in Fund Net Position, a Statement of Cash Flows, Notes to the Financial Statements and Required 
Supplementary Information. The financial statements are prepared using the accrual basis of accounting and 
conform to generally accepted accounting principles as applicable to proprietary funds of governments.  

The statement of net position presents total assets and deferred outflows of resources and total liabilities and 
deferred inflows of resources with the difference between these reported as net position. It provides information 
about nature and the amounts of investments in resources (assets), consumption of resources that are applicable 
to future periods (deferred outflows), obligations to the Authority’s creditors (liabilities) and the acquisition of 
resources that are applicable to a future reporting period (deferred inflows). It provides the basis for evaluating 
the capital structure of the Authority and 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 condition of 
the Authority is improving or deteriorating.  

The statement of revenues, expenses, and changes in funds’ net position presents the results of the business 
activities over the course of the year. This information can be used to determine whether the Authority has 
successfully recovered all its costs through its user fees and other charges, profitability and creditworthiness.  
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PIERCE COUNTY HOUSING AUTHORITY
MANAGEMENT’S DISCUSSION AND ANALYSIS
DECEMBER 31, 2024 

The statement of cash flows reports on cash receipts, cash payments, and net changes in cash resulting from 
operating, financing, and investing activities over the course of the year. It presents information regarding where 
cash came from and what it was used for.

The notes to the financial statements provide useful information regarding the Authority’s significant accounting 
policies, significant account balances and activities, certain material risks, estimates, obligations, commitments, 
contingencies, and subsequent events, if any.

Condensed Comparative Financial Information

Condensed Comparative Statement of Net Position

The following condensed statement of net position presents the assets and deferred outflow of resources of the 
Authority as of December 31, 2024, and 2023: 

Major Factors Affecting the Statement of Net Position

The Statement of Net Position measures the amount by which assets exceed the corresponding liabilities or net 
position. Over time this may serve as a useful measure of the Authority's financial position.

The total net position of $25 million is presented in three categories.

Investment in Capital Assets represents the book value amount invested in capital assets net of
depreciation and related debt. The primary changes that will occur in this category are property
development, depreciation, and overall debt activity, generally, the normal repayment of principal. This
year the account has a decrease of $1.5 million (131%) and ended the year with a negative balance of
$353 thousand. The decrease is due primarily to the disposition of public housing units, decrease in
capital assets, net, from normal depreciation. The balance is negative because the addition of a note
payable and many loans are deferred and not decreasing, while the associated properties are
depreciating.

The Restricted Net Position consists of three major components; required reserves for replacement
(maintenance reserves), restricted federal funds, and Net Pension Assets. Reserves for replacement
were $968 thousand, restricted federal funds were $15 million and net pension assets were $1.8
million for a total of $18 million Total Restricted Net Pension.
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PIERCE COUNTY HOUSING AUTHORITY
MANAGEMENT’S DISCUSSION AND ANALYSIS
DECEMBER 31, 2024 

The Unrestricted Net Position
In 2024, this amount decreased by $519 thousand and ended the year at 

$7.8 million. The decrease in this category is primarily due to the Changes in assets, liabilities, and 
deferred inflows/outflows that do not fall in investments in capital assets or restricted net position.

Current and other assets increased $11.4 million, 70% as a result in cash increases associated with the sale of the 
Public Housing units. Capital assets decreased due to sales of Public Housing units and depreciation exceeding 
capital asset additions.  

Current liabilities increased by 1%, or $33 thousand, primarily related to an increase in accounts payable. 

Condensed Comparative Statement of Revenues, Expenses, & Changes in Fund Net Position

The Statement of Revenues, Expenses and Changes in Net Position presents the results of operations as well as 
the non-operating revenues and expenses. It is necessary to consider both operating and non-operating revenues 
to gauge the results of operations, as grants and subsidies which are considered non-operating revenues are 
essential to the funding of the Authority. The following table presents the Condensed Statement of Revenues, 
Expenses and Changes in Fund Net Position for the years ended on December 31, 2024, and 2023: 

Major Factors Affecting the Statement of Revenues, Expenses and Changes in Net Position

Direct grants and subsidies from HUD make up 83% of the revenue received. The largest program the Authority 
administers is the Housing Choice Voucher program, commonly known as the Section 8 program. This program 
also generates the Authority’s largest single category of expenses in the form of HAPs, which are transfer 
payments to private landlords to assist eligible low-income families with their rent. HAP subsidies and payments 
increased by approximately $7 million in FY2024, affecting both operating revenues and expenses.
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PIERCE COUNTY HOUSING AUTHORITY
MANAGEMENT’S DISCUSSION AND ANALYSIS
DECEMBER 31, 2024 

Operating expenses increased by $8.2 million or 18%. Apart from the increase in HAP payments, the second 
largest contributor to this increase was an increase in administrative expenses, which increased $1 million, or 
22%. These increased costs are related to third-party expenses related to the software conversion and outsourcing 
controller duties.  

Major economic conditions influencing the Authority’s Statement of Revenues, Expenses and Changes in Net 
Position is the continued appropriation and support for these programs through Congress. In fiscal years 2024 
and 2023, appropriation remained consistent, however, impacted by the rising rents and high occupancy rates 
within local rental market, causing the Authority to assist fewer families.

Capital Asset and Long-Term Debt Activity

Capital Assets

During the fiscal year the Authority had $17.5 million invested in a variety of capital assets as reflected in the 
following schedule, which represents a net increase in $350 thousand from the end of last fiscal year, because of 
annual depreciation offset by an increase in construction in progress expenditures and sales of 31 Public Housing 
homes and offset by the purchase of the new Canyon Rd. administrative facility.  

For more information see Note 5 of the notes to the financial statements.

Long-Term Debt

As of December 31, 2024, the Authority had $17.9 million in loans, notes, and mortgages. This is an increase of 
approximately $1.8 million from the prior year’s balance of $16 million. Debt changed due to a mix of standard 
principal payments occurring in 2024 and the addition of the commercial loan through First Citizens Bank to 
purchase the new administrative building on Canyon Rd. This information is presented in detail in Note 6 of the 
notes to the financial statements.

Economic Factors

HUD has renewed the Housing Choice Voucher Program and estimated the funding levels for the 2025 calendar 
year at $42,471,449. The operating subsidy for the Low Rent Housing Program is estimated to be funded at 
$549,116. 
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The estimated amount of funding for the 2025 calendar year for the Housing Choice Voucher Program will 
include the proration of administrative fees at 91% and HAP funding at 100% with an inflation factor of 2.6%. 

Request for Information 

This financial report is designed to provide a general overview of the Authority's accountability for all those 
interested.  

If you should have additional questions regarding the financial information, you can contact our office in writing 
at the following address: 

Pierce County Housing Authority 
Attn: Jim Stretz, Executive Director 
11515 Canyon Rd E 
Puyallup, Washington 98373 
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PIERCE COUNTY HOUSING AUTHORITY 
NOTES TO THE FINANCIAL STATEMENTS 
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NOTE 1: SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES 

The Pierce County Housing Authority (the Authority) was organized pursuant to the laws of the State of 
Washington. These financial statements have been prepared in conformity with generally accepted accounting 
principles as applied to governments. The Governmental Accounting Standards Board (GASB) is the accepted 
standard setting body for establishing governmental accounting and financial reporting principles. The 
Authority’s significant accounting policies are described in the following notes.  

A. Reporting Entity 

The purpose of the Authority is to provide safe, decent, sanitary, and affordable housing to low-income 
families in Pierce County, Washington, and to operate the housing programs in accordance with federal 
legislation administered through the U.S. Department of Housing and Urban Development (HUD) under 
provisions of the National Housing Act of 1937. The Authority was created in 1978 by an act of Pierce 
County, Washington. 

The governing body of the Authority is its Board of Commissioners, which is comprised of six members, 
five of whom are appointed by the Pierce County Executive and ratified by the County Council and one, 
which is appointed by the Authority Board of Commissioners. The Board appoints an Executive 
Director to administer the affairs of the Authority. The Authority is not considered a component unit of 
Pierce County, as the Board of Commissioners independently oversees the Authority’s operations and 
Pierce County is not financially accountable for the Authority. Financial Accountability is defined as an 
appointment of the majority of the entities board and either (a) the ability to impose the primary 
government’s will of (b) the Authority will provide financial benefit to or impose a financial burden on 
the primary government.  

Discretely Presented Component Units 
On January 26, 2012, the Authority’s Board of Commissioners adopted a resolution relating to the 
organization of a nonprofit corporation, Housing Successes, to support the Authority in its goals. On 
July 10, 2014, the IRS provided a final determination of the tax-exempt status of Housing Successes. 
While considered a component unit of the Authority, there was no fiscal activity during the year. 

Blended Component Units 
During 2014, the Authority established three separate Limited Liability Companies: Chateau Rainier 
Apartments, LLC, DeMark Apartments, LLC, and Lakewood Village Apartments, LLC, for the purpose 
of debt refunding. The refunding occurred in 2015, and the Authority transferred all assets and liabilities 
to these three separate entities. The Authority is the sole corporate member; therefore, these three legally 
separate entities are considered blended component units.  

The accompanying financial statements include all programs and organizations for which the Board of 
Commissioners is financially accountable. 

B. Basis of Accounting and Presentation 

Basis of Accounting refers to when revenues and expenses are recognized in the accounts and reported in the 
financial statements. The accounting records of the Authority are maintained and reported in accordance with 
methods prescribed by the State Auditor under the authority of Chapter 43.09 RCW and the Federal Department 
of Housing and Urban Development. The Authority must report using GAAP; however, it has the option to use 
either the single enterprise proprietary fund or special purpose governmental fund model.   
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The Authority has elected to report as a single-enterprise proprietary fund (business-type activities) and uses the 
accrual basis of accounting. The measurement focus is on the flow of economic resources. The proprietary fund 
is composed of a number of programs. These programs are designed to provide low-income individuals with 
housing. The operations of each entity are accounted for with a separate set of self-balancing accounts that 
comprise its assets, deferred outflows, liabilities, deferred inflows, net position, revenues, and expenses as 
appropriate. Resources are allocated to and accounted for in individual programs based upon the purposes for 
which they are to be spent and the means by which spending activities are controlled.  

Proprietary funds are used to account for activities that are operated in a manner similar to private enterprise 
business. Under this method revenues are recognized when earned and expenses are recognized when incurred. 
Capital asset purchases are capitalized, and long-term debt liabilities are accounted for in the fund. Substantially 
all transactions in the Affordable Housing Program are considered to be voluntary non-exchange transactions. 
Revenues for such transactions are recorded when eligible payments have been earned.  

The Authority presents a classified statement of net position, which distinguishes between short-term and long-
term assets and liabilities. The criterion used to determine whether an asset or liability is long or short-term is 
one year. This means that assets that are expected to convert to cash or will benefit the ensuing year’s operations 
are treated as current assets. Likewise, liabilities that will likely be settled within the ensuing year are treated as 
current liabilities. Certain Liabilities, such as Unclaimed Property and Compensated Absences, are classified 
into current and long-term portions based upon estimates of the amounts that will be settled during the ensuing 
year.  

For the most part, the Authority reports operating revenues as defined in GASB 9. An enterprise fund 
distinguishes operating revenues and expenses from non-operating items. Operating revenues and expenses 
generally result from providing services and producing and delivering goods in connection with an enterprise 
fund’s principal ongoing operations. The principal operating revenues of the Authority’s enterprise fund are 
charges to tenants for rent and operating subsidies from HUD. The use of this classification is based on guidance 
from HUD, the primary user of the financial statements and is a departure from GAAP. Operating expenses for 
the enterprise fund include the costs of facility maintenance, housing assistance payments, administrative 
expenses, and depreciation on capital assets. All revenues and expenses not meeting this definition are reported 
as non-operating revenues and expenses.  

Assisted Housing Programs 

This major program is used to account for the various HUD and other housing assistance programs administered 
by the Authority such as Section 8, Low-Income Public Housing (LIPH) and Rural Development (RD) programs.  

Public Housing: This program accounts for low-rent public housing projects developed and operated by the 
Authority. HUD provided development grants to allow the Authority to purchase real estate for use in the 
program and provides operating subsidies and capital improvement grants for ongoing management of the 
projects. There were 115 single family homes being operated in this program as of January 1, 2024. The Authority 
begun the Section 18 Disposition process in 2023; 84 single family homes remained as of December 31, 2024.  

Section 8 Housing Choice Voucher Program: The Section 8 programs provide housing assistance payments for 
up to approximately 2,600 households who live in private and Authority owned housing. These programs were 
authorized by Section 8 of the National Housing Act and provide housing assistance payments to landlords and 
lenders to subsidize rental mortgage payments for low-income persons.  
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Rural Development: This program provides for special needs populations in rural areas. Rural Development 
provides both rent subsidies and interest rate subsidies for this specific project which serves 20 elderly or disabled 
low-income households.  

Affordable Housing Program 

This major program is used to account for various business type activity programs administered by the Authority 
that do not have on-going deferral subsidies to fund operations. 

Apartments: The operation of 8 multi-family housing projects, consisting of 670 units that are financed 
and operated in a manner like private business enterprises, are included in this group. Costs (expenses, 
including depreciation) of providing services to the public, on a continuing basis, are recovered 
primarily through rental revenues.  

5H Homeownership: This program accounts for the sale of public housing program homes to current 
residents. Homes sold under this program are transferred from the Assisted Housing Program to the 
Homeownership program sub-account within the Affordable Housing program at its net book value. 
The proceeds of the sales are a combination of cash. For privately financed first mortgages, and second 
mortgage notes receivable. The Authority holds a “silent second” mortgage that bears no interest. These 
mortgages are due upon sale of the property or at such time as the family can afford to pay at least $50 
per month in debt service as determined under program guidelines. Since the timing of repayment of 
these notes is uncertain, the investment in the related notes receivable have not been discounted. As 
such, these notes are stated at their face value in the accompanying statement of net position.  

C. Specific Assets, Liabilities and Net Position or Equity 

1. Cash, Cash Equivalents and Investments 
For the purposes of the Statement of Net Position and the Statement of Cash Flows, The Authority 
considers all highly liquid investments (including restricted assets) with a maturity of three months or 
less when purchased, or available on demand, to be cash equivalents. 
 

2. Restricted Assets 
In accordance with loan agreements and federal contracts (and certain related agreements) separate 
restricted accounts are required to be established. The assets held in these accounts are restricted for 
specific use, including assets to be used for replacement reserves, tenant security deposits, excess HAP 
funding, and Family Self Sufficiency (“FSS”) funds held in escrow for families who successfully fulfill 
the program requirements. Restricted assets also include Pension Assets. 
 

3. Receivables 
Receivables consist of amounts owed from private individuals or organizations for goods and services 
including amounts owed for which billings have not been prepared. The Allowance for Doubtful 
Accounts is determined at the end of the year by evaluating the facts and circumstances of each account 
included in accounts receivable. On the financial statements, the receivables are presented in a net 
format after deducting the current allowance amount.  
 
Notes held by the Authority under its Homeownership and Low-Income Public Housing Programs are 
stated at the face value of unpaid second mortgages and unpaid rental account debt. Because the ultimate 
timing of receipt of these funds is uncertain, no discounting of amounts to reflect the time value of 
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money is reflected in these financial statements. Mortgage and rental account payments that are due in 
2024 are classified as current assets.  
 

4. Inventories 
The “Inventories” account includes any material dollar amount of rental property components on hand 
and not installed at a particular property as of the date of the Statement of Net Position. Generally, 
components are ordered as needed for specific repairs and not maintained as inventory. Inventory is 
valued at cost and is valued using the “first in first out” (FIFO) method which approximates the market 
value. 
 

5. Capital Assets 
Costs in excess of $5,000 that materially add to the productive capacity and extend the life of an asset 
longer than one year are capitalized, while maintenance and repair costs are expensed as incurred. All 
capital assets are valued at historical cost. Property, plant, and equipment donated or sold at a bargain 
discounted price to the Authority is recorded at the acquisition value determined at the date of donation.  
 
Major outlays for capital assets and improvements are capitalized as projects are constructed. 
 
Capital assets are depreciated using the straight-line method over the following useful lives: 
 Buildings and Improvements  15 – 40 years 
 Equipment    5 years 
 
The Authority has acquired certain assets with funding provided by federal financial assistance 
programs. Depending on the terms of the agreements involved, the federal government could retain an 
equity interest in these assets. However, the Authority has sufficient legal interest to accomplish the 
purposes for which the assets were acquired. 
 

6. Compensated Absences 
Compensated absences are absences for which employees will be paid, such as vacation and sick leave. 
At the Authority, vacation pay, which may be accumulated up to 120 hours annually, is payable to the 
employee based upon the terms of the collective bargaining agreement or employment policy, whichever 
is applicable. An employee may accrue up to a maximum of 480 hours of sick pay and is payable upon 
terms of the collective bargaining agreement or employment policy whichever is applicable. Vested and 
accumulated vacation and sick leave are reported as expenses and classified into current and long-term 
portions in the applicable program. 
 

7. Family Self Sufficiency 
FSS Escrows consist of escrow accounts of tenants participating in a HUD self-sufficiency program. 
These accounts are held on behalf of the tenants until completion or termination of the program. 
 

8. Unearned Revenues 
The Authority has unearned revenues which arise when the cash has been received, but the potential 
revenue has not been earned in the current period. Unearned revenue results from ground lease 
payments, grants and tenant rent payments received in advance of the period in which these are 
considered earned. Unearned tenant rent payments were received prior to year-end before they were 
due; grant funding was received in advance of incurring related expense. 
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9. Pensions 

For purposes of measuring the net pension liability (asset), deferred outflows of resources and deferred 
inflows of resources related to pensions, and pension expense, information about the fiduciary net 
position of all state sponsored pension plans and additions to/deductions from those plans’ fiduciary net 
position have been determined on the same basis as they are reported by the Washington State 
Department of Retirement Systems. For this purpose, benefit payments (including refunds of employee 
contributions) are recognized when due and payable in accordance with the benefit terms. Investments 
are reported at fair value. For purposes of calculating the restricted net position related to the net pension 
asset, the Authority includes the net pension asset less the deferred inflows plus deferred outflows 
related to the PERS 2/3 retirement system. For details of the Pension Plans, see Note 7. 
 

10. Deferred Inflow/Outflow of Resources 
A deferred outflow of resources is a consumption of net position this is applicable to future periods. 
Deferred inflows of resources are acquisitions of net position in one period that are applicable to future 
periods. These are distinguished from assets and liabilities in the statement of net position. The Authority 
recognizes deferred outflows and deferred inflows related to pension liability and OPEB. 
 

11. Net Position 
Net position represents the difference between assets, deferred outflows of resources, deferred inflows 
of resources, and liabilities. 
 
Net investment in capital assets consists of capital assets, net of accumulated depreciation, reduced by 
the outstanding balances of any borrowings that have been used for the acquisition, construction, or 
improvement of those assets. 
 
Net position is reported as restricted when there are limitations imposed on their use either through the 
enabling legislation adopted by the Authority or through external restrictions imposed by creditors, 
grantors or laws or regulations of other governments. 
 
The Authority applies restricted resources when an expense is incurred for purposes for which both 
restricted and unrestricted net positions are available. 
 

12. Capital Contributions 
Capital contributions arise from the contributions of capital assets or from grants or outside 
contributions of resources restricted to capital acquisition and construction.  
 

13. Use of Estimates 
The preparation of financial statements in accordance with generally accepted accounting principles in 
the United States of America requires management to make estimates and assumptions that affect the 
reported amounts of assets and liabilities and disclose of contingent assets and liabilities at the date of 
the financial statements, and the reported amounts of revenues and expenses during the reporting period. 
Actual results could differ from those estimates. 
 

14. Inter-Program Receivables and Payables 
During the normal course of operations, numerous transactions occur between individual funds for 
goods provided or services rendered. These receivables and payables are classified as “inter-program 
due from” or “inter-program due to” have been eliminated in the preparation of the basic financial 
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statements. In addition, offsetting inter-program operating transfers between individual programs have 
also been eliminated in the preparation of the financial statements. 

NOTE 2: DEPOSITS AND INVESTMENTS 

A. Deposits 

Custodial credit risk for deposits is the risk that, in the event of a failure of a depository institution, the Authority 
would not be able to recover deposit or will not be able to recover collateral securities that are in possession of 
an outside party. The Authority’s deposits and certificates of deposit are entirely covered but the Federal Deposit 
Insurance Commission (FDIC) or by collateral held in a multiple financial institution collateral pool administered 
by the Washington Public Deposit Protection (PDPC). It is the policy of the Authority, when making deposit or 
investing in bank market rate savins or certificates of deposit., top use banks which are qualified public 
depositories as designated by the Washington Public Deposit Protection Comm (PDPC) pursuant to RCW 39.58. 
The PDPC is a risk sharing pool whereby member banks that are designated as “qualified public depositories” 
mutually insure public deposits against loss. As a result, the FDIC or PDPC insures all demand deposits and 
bank balances of the Authority against loss. 

The Authority does not have a deposit policy for custodial credit risk. The Authority’s bank balances in the 
amount of $9,871,692 were secured through federal depository insurance or collateralized securities at December 
31, 2024. 

B. Investments 

The Authority’s investment policy authorized investments that meet objectives such as security, liquidity, and 
return on investment, while conforming to all federal, state, and local statutes. It is the Authority’s policy to 
invest only in instruments permitted by the U.S. Department of Housing and Urban Development. 

Available excess cash or demand deposits of the Authority are invested in accordance with RCW 35.82.070(6) 
and the Authority’s policies. Investments consist of deposits with qualified public depositories, obligations of 
the U.S. Treasury and agencies, banker’s acceptances, commercial paper, and repurchase agreements. All 
restricted cash and investments held in bond trust accounts were invested in accordance with the provisions of 
the various trust indentures. Certain investments may meet the criteria of cash and cash equivalents but are 
treated as investments by the Authority because of their intended long-term use.  

The Authority invests in the Washington State Treasurer’s Local Government Investment Pool (LGIP). The LGIP 
is an external investment pool that is managed by the Office of the State Treasurer. It is a 2a7-like pool, which 
means it is managed to meet the requirements of GASB Statement NO. 79, and thus, investments in the pool are 
valued at amortized cost, which approximates fair value. The LGIP is subject to the oversight of the Washington 
State Treasurer. The pool is not rated and not registered with the SEC. Rather, oversight is provided by the State 
Finance Committee in accordance with RCW 43.250. Investments in the LGIP are reported at amortized cost, 
which is the same as the value of the pool per share. The LGIP does not impose any restrictions on participant 
withdrawals. 

The Office of the State Treasurer prepares a stand-alone financial report for the pool. A copy of the report is 
available from the Office of the State Treasurer, PO Box 40200, Olympia, Washington 98504-0200, online 
at www.tre.wa.gov. 

At December 31, 2024, the Authority had $15,194,197 invested in the LGIP. These funds represent Section 18 
Disposition proceeds, which are restricted for specific purposes in accordance with HUD regulations.  
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The Authority measures and reports investments at fair value using the valuation input hierarchy established by 
generally accepted accounting principles, as follows:

Level 1: Quoted prices in active markets for identical assets or liabilities;

Level 2: These are quoted market prices for similar assets or liabilities, quoted prices for identical or 
similar assets or liabilities in markets that are not active, or other than quoted prices that are not 
observable;

Level 3: Unobservable inputs for an asset or liability.

At December 31, 2024, the Authority had no investments measured at fair value. Accordingly, no fair value 
hierarchy disclosures are presented:

                                                                          

Investments are subject to the following risks:

Interest Rate Risk
Interest rate risk is the risk that changes in interest rates will adversely affect the fair value of an investment. The 
Authority’s policy minimizes the risk by staggering the maturity of dates of its investments as well as limiting 
the weighted average maturity to one year. All investments as of December 31, 2024, were in the Washington 
State Treasurer’s Local Government Investment Pool (LGIP), which is a 2a7-like pool and is not subject to 
interest rate risk disclosure under GASB Statement No. 79.

Credit Risk
Credit risk is defined as the risk that an issuer or other counterparts to an investment in debt securities will not 
fulfill its obligation. Although the Authority does not have a formal policy for credit risk, its exclusive investment 
in the LGIP helps mitigate this exposure. 

At December 31, 2024, the Authority’s investments had the following credit quality distribution for securities 
with credit exposure:

Custodial Credit Risk
Custodial credit risk is the risk that, in the event of the failure of the counterparty, the Authority will not be able 
to recover the value of its investment or collateral securities that are in the possession of an outside party. The 
Authority does not have a formal policy for custodial credit risk. The Authority had no custodial credit risk for 
its investments as of December 31, 2024, as all investments were held in the LGIP.

Concentration of Credit Risk
Concentration of credit risk is the risk of loss attributed to the magnitude of a government’s investment in a 
single issuer. As of December 31, 2024, all the Authority’s investments were in the LGIP, which is an external 
investment pool and therefore not subject to concentration risk disclosure.

NOTE 3: RESTRICTED ASSETS
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The restricted assets balance consists of the following items as of December 31, 2024:

                                  

NOTE 4: ACCOUNTS RECEIVABLE

Accounts receivable balance consists of the following items as of December 31, 2024. All loans receivables are 
considered collectible.

                                                     

NOTE 5: CAPITAL ASSETS
Capital asset activity for the year ended December 31, 2024, is reported in the following table. 

NOTE 6: LONG TERM DEBT
The Authority has directed placement debt which may be secured by capital assets. 
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Mortgage debt service requirements to maturity are as follows:

During the year ended December 31, 2024, the following changes occurred in long-term liabilities:
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NOTE 7: NET PENSION LIABILITY
The following table represents the aggregate pension amounts for all plans for the year 2024:

State Sponsored Pension Plans

Substantially all Authority full-time and qualifying part-time employees participate in one of the statewide 
retirement systems administered by the Washington State Department of Retirement Systems, under the cost-
sharing, multiple-employer public employee defined benefit contribution retirement plans. The state Legislature 
establishes, and amends, laws pertaining to the creation and administration of all public retirement systems. 

The Department of Retirement Systems (DRS), a department within the primary government of the State of 
Washington, issues a publicly available annual comprehensive financial report (ACFR) that includes financial 
statements and required supplementary information for each plan. The DRS ACFR may be downloaded from the 
DRS website at www.drs.wa.gov. 

Public Employees’ Retirement System (PERS)

PERS members include elected officials; state employees; employees of the Supreme, Appeals and Superior 
Courts; employees of the legislature; employees of district and municipal courts; employees of local 
governments; and higher education employees not participating in higher education retirement programs.  PERS 
is comprised of three separate pension plans for membership purposes. PERS plans 1 and 2 are defined benefit 
plans, and PERS plan 3 is a defined benefit plan with a defined contribution component.

PERS Plan 1 provides retirement, disability, and death benefits. Retirement benefits are determined as two 
percent of the member’s average final compensation (AFC) times the member’s years of service. The AFC is the 
average of the member’s 24 highest consecutive service months. Members are eligible for retirement from active 
status at any age with at least 30 years of service, at age 55 with at least 25 years of service, or at age 60 with at 
least five years of service. Members retiring from active status prior to the age of 65 may receive actuarially 
reduced benefits. Retirement benefits are actuarially reduced to reflect the choice of a survivor benefit. Other 
benefits include duty and non-duty disability payments, an optional cost-of-living adjustment (COLA), and a 
one-time duty-related death benefit, if found eligible by the Department of Labor and Industries. PERS 1 
members were vested after the completion of five years of eligible service. The plan was closed to new entrants 
on September 30,1977.

Contributions
The PERS Plan 1 member contribution rate is established by State statue at 6 percent. The employer contribution 
rate is developed by the Office of the State Actuary and includes an administrative expense component that is 
currently set at 0.18 percent. Each biennium, the state Pension Funding Council adopts Plan 1 employer 
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contribution rates. The PERS Plan 1 required contribution rates (expressed as a percentage of covered payroll) 
for fiscal year 2024 were as follows:

PERS Plan 2/3 provides retirement, disability, and death benefits. Retirement benefits are determined as two 
percent of the member’s average final compensation (AFC) times the member’s years of service for Plan 2 and 
1 percent of AFC for Plan 3. The AFC is the average of the member’s 60 highest-paid consecutive service 
months. There is no cap on years of service credit. Members are eligible for retirement with a fill benefit at 65 
with at least five years of service credit. Retirement before age 65 is considered an early retirement. PERS Plan 
2/3 members who have at least 20 years of service credit and are 55 years of age or older, are eligible for early 
retirement with a benefit that is reduced by a factor that varies according to age for each year before age 65. 
PERS Plan 2/3 members who have 30 or more yeas of service credit and are at least 55 yeas old can retire under 
one of two provisions:

With a benefit that is reduced by three percent for each year before age 65; or
With a benefit that has a smaller (or no) reduction (depending on age) that imposes stricter return-to-
work rules.

PERS Plan 2/3 members hired on or after May 1, 2013, have the option to retire early by accepting a reduction 
of five percent for each year of retirement before age 65. This option is available only to those who are age 55 
or older and have at least 30 years of service credit. PERS Plan 2/3 retirement benefits are also actuarially 
reduced to reflect the choice of a survivor benefit. Other PERS plan 2/3 benefits include duty and non-duty 
disability payments, a cost-of-living allowance (based on the CPI), capped at three percent annually and a one-
time duty related death benefit, if found eligible by the Department of Labor and Industries. PERS 2 members 
are vested after completing five years of eligible service. Plan 3 members are vested in the defined benefit portion 
of their plan after ten years of service; or after five years of service if 12 months of that service are earned after 
age 44. 

PERS Plan 3 defined contribution benefits are totally dependent on employee contributions and investment 
earnings on those contributions. PERS Plan 3 members choose their contribution rate upon joining membership 
and have a chance to change rates upon changing employers. As established by statute, Plan 3 required defined 
contribution rates are set at a minimum of 5 percent and escalate to 15 percent with a choice of six options. 
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Employers do not contribute to the defined contribution benefits. PERS Plan 3 members are immediately vested 
in the defined contribution portion of their plan. 

Contributions
The PERS Plan 2/3 employer and employee contribution rates are developed by the Office of the State Actuary 
to fully fund Plan 2 and the defined benefit portion of Plan 3. The Plan 2/3 employer rates include a component 
to address the PERS Plan 1 UAAL and an administrative expense that is currently set at 0.18 percent. Each 
biennium, the state Pension Funding Council adopts Plan 2 employer and employee contribution rates. The PERS 
Plan 2/3 required contribution rates (expressed as a percentage of covered payroll) for fiscal year 2024 were as 
follows:

The Agency’s actual PERS plan contributions were $99,644 to PERS Plan 1 and $232,970 to PERS Plan 2/3 for 
the year ended December 31, 2024.

Actuarial Assumptions

The total pension liability (TPL) for each of the DRS plans was determined using the most recent actuarial 
valuation completed in 2024 with a valuation date of June 30, 2023. The actuarial assumptions used in the 
valuation were based on the results of the Office of the State Actuary’s (OSA) 2013-2018 Demographic 
Experience Study and the 2023 Economic Experience Study.

Additional assumptions for subsequent events and law changes are current as of the 2022 actuarial valuation 
report. The TPL was calculated as of the valuation date and rolled forward to the measurement date of June 30, 
2023. Plan liabilities were rolled forward from June 30, 2023, to June 30, 2024, reflecting each plan’s normal 
cost (using the entry-age cost method), assumed interest and actual benefit payments. 

Inflation: 2.75% total economic inflation; 3.25% salary inflation
Salary increases: In addition to the base 3.25% salary inflation assumption, salaries are also expected 
to grow by promotions and longevity.
Investment rate of return: 7.00%
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Mortality rates were developed using the Society of Actuaries’ Pub H-2010 mortality rates, which vary by 
member status, as the base table. The OSA applied age offsets for each system, as appropriate, to better tailor 
mortality rates to the demographics of each plan. OSA applied the long-term MP-2017 generational improvement 
scale, also developed by the Society of Actuaries, to project mortality rates for every year after the 2010 base 
table. Mortality rates are applied on a generational basis; meaning, each member is assumed to receive additional 
mortality improvements in each future year throughout their lifetime. 

Methods did not change from the prior contribution rate setting June 30, 2022, Actuarial Valuation Report (AVR). 
The following assumption changes occurred:

OSA made adjustments to TRS Plan 1 assets, LEOFF Plan 1/2 assets, and LEOFF participant data to 
reflect certain material changes occurring after the June 30, 2022, measurement date.

Discount Rate

The discount rate used to measure the total pension liability for all DRS plans was 7.0 percent.

To determine that rate, an asset sufficiency test was completed to test whether each pension plan’s fiduciary net 
position was sufficient to make all projected future benefit payments for current plan members. Based on OSA’s 
assumptions, the pension plans’ fiduciary net position was projected to be available to make all projected future 
benefit payments of current plan members. Therefore, the long-term expected rate of return of 7.0 percent was 
used to determine the total liability.

Long-term Expected Rate of Return

The long-term expected rate of return on the DRS pension plan investments of 7.0 percent was determined using 
a building-block-method. In selecting this assumption, the OSA reviewed the historical experience data, 
considered the historical conditions that produced past annual investment returns, and considered Capital Market 
Assumptions (CMA’s) and simulated expected investment returns provided by the Washington State Investment 
Board (WSIB). The WSIB uses the CMA’s and their target asset allocation to simulate future investment returns 
at various future times.

Estimated Rates of Return By Asset Class

Best estimates of arithmetic real rates of return for each major asset class included in the pension plan’s target 
asset allocation as of June 30, 2024, are summarized in the table below. The inflation component used to create 
the table is 2.50 percent and represents the WSIB’s most recent long-term estimate of broad economic inflation. 

Sensitivity of the Net Pension Liability (Asset)
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The table below presents the Agency’s proportionate share of the net pension liability calculated using the 
discount rate of 7 percent, as well as what the Agency’s proportionate share of the net pension liability would be 
if it were calculated using a discount rate that is 1-percentage point lower (6 percent) or 1-percentage point higher 
(8 percent) than the current rate. 

Pension Plan Fiduciary Net Position

Detailed information about the State’s pension plans’ fiduciary net position is available in the separately issued 
DRS financial report. 

Pension Liabilities (Assets), Pension Expense, and Deferred Outflows of Resources and Deferred Inflows 
of Resources Related to Pensions

At June 30, 2024, the Agency report its proportionate share of the net pension liabilities or assets as follows:

At June 30, 2024 The Agency’s proportionate share of the collective net pension liabilities or assets was as 
follows:

Employer contribution transmittals received and processed but the DRS for the fiscal year ended June 30, 2023,
are used as the basis for determining each employer’s proportionate share of the collective pension amounts 
reported by the DRS in the Schedule of Employer and Nonemployer Allocations for all plans. 

Pension Expense

For the year ended December 31, 2024, the Agency recognized pension expense as follows:
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Deferred Outflows of Resources and Deferred Inflows of Resources

At December 31, 2024, the Agency reported deferred outflows or resources and deferred inflows of resources 
related to pensions from the following sources:

Deferred outflows of resources related to pensions resulting from the Agency contributions subsequent to the 
measurement date will be recognized as a reduction of the net pension liability in the year ended December 31, 
2024. Other amounts reported as deferred outflows and deferred inflows of resources related to pensions will be 
recognized in pension expense as follows:
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NOTE 8: OTHER POST-EMPLOYMENT BENEFITS

The following table represents the aggregate OPEB amounts for all plans subject to the requirements of GASB 
Statement 75 for the year 2024.

Plan Description

The Authority administers a Post-Retirement Health Care Program under a single employer defined benefit Other 
Post Employment Benefit (OPEB) plan. This plan administered by the Health Care Authority (HCA) per RCW 
41.05.065, the Public Employees Benefits Board (PEBB) created with the HCA, is authorized to design benefits,
and determine the terms and conditions of employee and retired employee participation and coverage, including 
establishment of eligibility criteria for both active retired employees. PEBB programs include medical, dental, 
life and long-term disability. Benefits are offered to retirees at a subsidized rate.

The benefits are provided in accordance with a substantive plan, in which the plan terms are understood by the 
employers and plan members not formalized in a contract or plan document. The PEBB retiree OPEB plan is 
available to employees who elect to continue coverage and pay the administratively established premiums at the 
time they retire under the provisions of the retirement system to which they belong. 

At December 31, 2024, the following employees were covered by the benefit terms:

Assumptions and Other Input

The actuarial valuations involve estimates of the value of reported amounts and assumptions about the 
probability of events far into the future. Examples include assumptions about retirement ages, mortality, and 
healthcare cost trend. The actuarially determined amounts are subject to continual revision as actual results are 
compared to past expectations and new estimates are made about the future.
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The Authority’s total OPEB liability of $969,023 was measured as of June 30, 2024, with a valuation date of 
June 30, 2024. The alternative method permitted under GASB 75 was used to calculate the liability instead of 
an actuarial valuation. The Entry Age actuarial cost method and the recognized immediately amortization method 
were used in this calculation. There are no assets in this plan, therefore, no asset valuation method was used. 

The total OPEB liability was determined using the following actuarial assumptions and other inputs, applied to 
all periods included in the measurement period, unless otherwise specified:

The source of the discount rate is the Bond Buyer General Obligation 20-Bond Municipal Index.

Mortality rates were based on the Pub. H-2010 healthy and disables tables. The Society of Actuaries publishes 
this document. The Washington State Actuary applied offsets to the base table and recognized future 
improvements in mortality projections using RPEC MP-2017 long-term rates. No age offset was applied. 
Mortality rates are applied on a generational basis; meaning, each member is assumed to receive additional 
mortality improvements in each future year throughout his or her lifetime. 

Specific assumptions are as follows:

It was assumed that two thirds of members will select a Uniform Medical Plan (UMP) and one third will select 
a Kaiser Permanente (KP) plan. The specific assumptions are as follows:

UMP pre and post Medicare costs and premiums are equal to the Uniform Medical Plan Classic.
The KP pre-Medicare costs and premiums are 50/50 blend of JP classic and KP value. 
The KP post-Medicare costs and premiums are equal to KP WA Medicare.

The estimated retirement service for each active cohort was based on the average entry age of 35, with maximum 
service of 1 year. For example, an age 47 member is assumed to have 12 years of service. Service is a component 
of benefit eligibility. Assumptions for retirement, disability, termination, and mortality are based on the 2020 
PEBB OPEB Actuarial Valuation Report (AVR). For Simplicity, Plan 2 decrement rates were assumed. 
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Additionally, all employees were assumed to be retirement eligible at age 55 and all employees retire at age 70. 
Based on an average expected retirement age of 65, an active mortality rate for ages less than 65 and retiree 
mortality rate for ages 65+ was applied. Each cohort is assumed to be a 50/50 male/female split. It was further 
assumed that eligible spouses are the same age as the primary member. 

Dental benefits are not included when including the Total OPEB Liability, as dental benefits represent less than 
2 percent of the accrued benefit obligations under the 2020 PEBB OPEB AVR.

Sensitivity Rates

GASB 75 requires an analysis of the impact of changing the Healthcare Team and Discount rate assumptions by 
100 basis points. The following tables present the total OPEB liability of the Authority at December 31, 2024, 
adjusted for that assumption change. 

Changes in Total OPEB Liability 

The table below presents the changes in the total OPEB Liability:

NOTE 9: DEFERRED CONTRIBUTION PENSION PLAN

The Authority’s Section 457 Plan is a single employer defined contribution plan. Plan benefit terms have been 
established by the Washington State department of Retirement Deferred Compensation Program (DCP) and the 
Authority’s personnel policy. The Authority makes matching contributions on behalf of participating employees. 
No assets are accumulated in trusts or equivalent arrangements by the Authority which meet the criteria in GASB 
73, paragraph 101. The plan assets are administered by a third party, which is the Washington State Department 
of Retirement Systems – Washington State Investment Board. 
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Plan assets are held in each employee's name and are the property of the employee and are 100% vested upon 
contribution. 

Contribution rates for employees can change annually and are limited by the State of Washington DCP 
regulations and IRS Section 457 limitations. Per the DCP program, the minimum contribution is $30 per month 
and cannot exceed $23,000 per year. The Authority matches up to 6% of wages after 12 months of employment. 
Pension expense and employer contributions for the Authority were $53,387, for the year ended December 31, 
2024. 

NOTE 10: SUBSCRIPTION BASED INFORMATION TECHNOLOGY ARRANGEMENTS (SBITA)

The Authority entered a five-year software as a service (SaaS) subscription-based agreement with Yardi Systems, 
Inc. on November 18, 2020. The contract remains in full force until the 5th anniversary date of November 18, 
2025, with an auto renewal in 1-year increments after the expiration of the initial five-year contract unless 30 
day written notice is given prior to the expiration of the initial contract. For fiscal years 2020, 2021, and 2022 
the contract rate was paid at the beginning of the fiscal year and amortized over the course of the year. Beginning 
in fiscal year 2023 the Authority moved from monthly amortization to GASB 96 Accounting for Subscription 
Based Information Technology Arrangements (SBITA).

The Yardi Systems, Inc. fee schedule includes basic services covering licenses, budgeting & forecasting, mobile 
inspections, invoicing, rent portal, and SharePoint document management. The initial fee schedule did not 
include payment processing, added in fiscal year 2023, or screening services, added in fiscal year 2024, therefore 
the initial contract rate of $163,699.61 was used for fiscal year 2023 and the increase rate of $180,543.21 was 
used for fiscal years 2024 and 2025. The initial fee schedule consists of $163,699.61 annually for services not 
including support services, tax, per use fees, or implementation costs.  

The net present value of the contract was calculated using the three-month Daily Treasury Par Yield Curve Rate 
on January 3, 2023. The Daily Treasury Par Yield Curve Rate can be found on www.home.treasury.gov
Amortization was calculated using the straight-line method. 

The total amount of subscription assets, and the related accumulated amortization is as follows:

The Authority recognized variable fees of $26,277.23 including training, conferences, and support. No 
termination penalties were recognized in 2024 or included in the measurement of the subscription liability.

As of December 31, 2024, the principal and interest requirements to maturity are as follows:

NOTE 11: CONDENSED FINANCIAL INFORMATION
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The following condensed financial information for blended component units of the Authority has been presented 
for the year ending December 31, 2024.

NOTE 12: CONTINGENT LIABILITIES

The Authority receives significant financial assistance from federal, state, and local agencies in the form of grants 
and operating subsidies. HUD provided approximately 82% of the Authority’s operating revenue in the current 
year. The disbursement of funds received under these programs generally requires compliance with terms and 
conditions specified in the agreements and are subject to audit by the grantor agencies; therefore, to the extent 
that the Authority has not complied with rules and regulations governing the grants, if any, refunds of any money 
received may be required. 

Management believes there are no significant contingent liabilities relating to compliance with grant rules and 
regulations. 

NOTE 13: RISK MANAGEMENT
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The Authority is a member of the Housing Authorities Risk Retention Pool (HARRP), now called Synchrous 
Risk Management. Utilizing Chapter 48.62 RCW (self-insurance regulation) and Chapter 39.34 (Interlocal 
Cooperation Act), fifty-five public housing authorities in the states of Washington, Oregon, California originally 
formed HARRP in March 1987. HARRP was created for the purpose of providing a pooling mechanism for 
jointly purchasing insurance, jointly self-insuring, and/or jointly contracting for risk management services. 
HARRP is a U.S. Department of Housing and Urban Development (HUD) approved self-insurance entity of 
utilization by public housing authorities. HARRP has a total of eighty-two member/owner housing authorities in 
the states of Washington, Oregon, California, and Nevada. Thirty-five of the eighty-two members are 
Washington State public housing entities.  

New members are underwritten at their original membership and thereafter automatically renew on an annual 
basis. Members may quit upon giving notice to HARRP prior to their renewal date. Members terminating 
membership are not eligible to rejoin HARRP for three years. HARRP can terminate membership after giving a 
sixty (60) day notice prior to the renewal date. Termination does not relieve a former member from its unresolved 
losses incurred during membership. 

General and Automobile Liability Coverage is written on an occurrence basis, without member deductibles. 
Errors and Omissions coverage (which includes Employer Practices Liability) is written on claims made basis, 
and the members are responsible for 10% of the incurred costs of the claims. The Property coverage offered by 
HARRP is on a replacement cost basis, with deductibles ranging from $1,000 to $25,000. (Due to special 
underwriting circumstances, some members may be subject to greater deductibles and E & O co-payments). 
Fidelity coverage is also offered, with limits of $100,000 (with options up to $500,000) for employee dishonesty, 
forgery, or alteration and $10,000 for theft with deductibles similar to the retention of Property. 

Coverage limits for General Liability, as well as Errors and Omissions are $2,000,000 per occurrence with no 
annual aggregate. Property limits are offered on an agreed amount, based on each structure’s value. Limits for 
Automobile Liability are covered at $2,000,000 with no aggregate. HARRP self-insurance $2 million of 
coverage for liability lines. For property, HARRP retains the first $2 million and then purchases $45 million of 
excess insurance from Munich Reinsurance for a combined total of $47,000,000. The HARRP Board of Directors 
determines the limits and coverage terms, at its sole discretion. 

HARRP provides loss control and claim services with in-house staff and retained third party contractors. 

HARRP is fully funded by member contributions that are adjusted by the HARRP Board on the basis of 
independent actuarial studies. These assessments cover loss, loss adjustment expenses, excess insurance, 
reinsurance, and other administrative expenses. HARRP does not have the right to assess the membership for 
any shortfall in its funding. Such shortfalls are made up through future rate adjustments. 

In the past three years, no settlements exceeded insurance coverage. 

NOTE 14: PRIOR PERIOD ADJUSTMENTS 

No prior period adjustments were made for Fiscal Year 2023. 

NOTE 15: IMPLEMENTATION OF GOVERNMENTAL ACCOUNTING BOARD PRONOUCEMENTS 

Effective January 1, 2024, the Authority implemented GASB Statement No. 101, Compensated Absences. This 
standard establishes a unified recognition and measurement model for all types of compensated absences, 
including vacation leave, sick leave and other paid time off.  
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Under GASB 101, liability for compensated absences is recognized when leave is attributable to services already 
rendered, accumulates and is more than likely not to be used for time off or otherwise paid to the employee. The 
liability includes both the current and long-term portions and encompasses any salary-related payments directly 
associated with the payment of the leave, such as employer payroll taxes. 
  
The authority accrues compensated absences as the benefits are earned by employees. The amount recognized 
reflects the management’s estimate of the leave expected to be used or paid, based on historical usage and current 
policy. The liability is recognized only to the extent that it is expected to be liquidated with available expendable 
financial resources.  
 
The adoption of GASB Statement No. 101 was applied prospectively, and therefore, no restatement of prior 
period amounts was required.  
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PIERCE COUNTY HOUSING AUTHORITY 
NOTES TO REQUIRED SUPPLEMENTAL INFORMATION - PENSION 
AS OF DECEMBER 31, 2024 
LAST EIGHT FISCAL YEARS 
 
NOTE 1: Information Provided 

GASB 68 was implemented for the year ended September 30, 2015, therefore there is no data available for years 
prior to 2014. 

NOTE 2: Significant Factors 

There were no changes of benefit terms, significant changes in the employees covered under the benefit terms 
or in the use of different assumptions.  

NOTE 3: Covered Payroll 
 
Covered payroll has been presented in accordance with GASB 82, Pension Issues. Covered payroll includes all 
payroll on which a contribution is based. 

NOTE 4: Change in contribution rate 

Rates in effect during the periods covered by the Required Supplemental Information are below: 
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PIERCE COUNTY HOUSING AUTHORITY 
NOTES TO SCHEDULE OF EXPENDITURES OF FEDERAL AWARDS 
FOR THE YEAR ENDED DECEMBER 31, 2024 

NOTE 1: Basis of Accounting 

The Schedule of Expenditures of Federal Awards is prepared on the same basis of accounting as Pierce County 
Housing Authority’s financial statements. Since the Federal grants are considered to be either subsidy based or 
cost reimbursement grants, amounts reported on the Schedule of Expenditures of Federal Awards are based on 
revenues, rather than expenses.  

NOTE 2: Program Costs 

The amounts shown as current year expenditures represent only the federal grant portion of the program costs. 
Actual program costs, including the Housing Authority’s portion, may be  than shown.

NOTE 3: Indirect Cost Rate 

The Housing Authority has elected to not use the 10-percent de minimus indirect cost rate allowed under the 
Uniform Guidance. 

NOTE 4: Rural Rental Housing Loan 

In 2014, the Authority was approved by the USDA Rural Housing Service to receive a loan totaling $696,219 
for the acquisition of an apartment complex. The amount listed on this schedule is the outstanding loan
as of January 1, 202 , amounting to $310,128. The balance of the Rural Rental Housing loan on December
31,2024, was $283,256. 
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Office of the Washington State Auditor sao.wa.gov 

ABOUT THE STATE AUDITOR’S OFFICE 
The State Auditor’s Office is established in the Washington State Constitution and is part of the 
executive branch of state government. The State Auditor is elected by the people of Washington 
and serves four-year terms. 

We work with state agencies, local governments and the public to achieve our vision of increasing 
trust in government by helping governments work better and deliver higher value. 

In fulfilling our mission to provide citizens with independent and transparent examinations of how 
state and local governments use public funds, we hold ourselves to those same standards by 
continually improving our audit quality and operational efficiency, and by developing highly 
engaged and committed employees. 

As an agency, the State Auditor’s Office has the independence necessary to objectively perform 
audits, attestation engagements and investigations. Our work is designed to comply with 
professional standards as well as to satisfy the requirements of federal, state and local laws. The 
Office also has an extensive quality control program and undergoes regular external peer review 
to ensure our work meets the highest possible standards of accuracy, objectivity and clarity. 

Our audits look at financial information and compliance with federal, state and local laws for all 
local governments, including schools, and all state agencies, including institutions of higher 
education. In addition, we conduct performance audits and cybersecurity audits of state agencies 
and local governments, as well as state whistleblower, fraud and citizen hotline investigations. 

The results of our work are available to everyone through the more than 2,000 reports we publish 
each year on our website, www.sao.wa.gov. Additionally, we share regular news and other 
information via an email subscription service and social media channels. 

We take our role as partners in accountability seriously. The Office provides training and technical 
assistance to governments both directly and through partnerships with other governmental support 
organizations. 

 

Stay connected at sao.wa.gov 

• Find your audit team 
• Request public records 
• Search BARS Manuals (GAAP and 

cash), and find reporting templates 
• Learn about our training workshops  

and on-demand videos 
• Discover which governments serve you 

— enter an address on our map 
• Explore public financial data  

with the Financial Intelligence Tool 

Other ways to stay in touch 

• Main telephone:  
(564) 999-0950 

• Toll-free Citizen Hotline:  
(866) 902-3900 

• Email: 
webmaster@sao.wa.gov 
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http://www.sao.wa.gov/
https://sao.wa.gov/about-audits/find-your-audit-team/
https://sao.wa.gov/about-public-records/
https://sao.wa.gov/bars-annual-filing/bars-gaap-manual/
https://sao.wa.gov/bars-annual-filing/bars-cash-manual/
https://sao.wa.gov/bars-annual-filing/bars-reporting-templates/
https://sao.wa.gov/bars-annual-filing/filing-training-and-workshops/
https://sao.wa.gov/improving-government/improvement-training-videos/
https://sao.wa.gov/reports-data/explore-governments-that-serve-you/
https://portal.sao.wa.gov/FIT/
mailto:webmaster@sao.wa.gov
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