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REGULAR MEETING 
Board of Commissioners 

 
WEDNESDAY, February 28, 2018 

 
The Board of Commissioners of the Housing Authority of the City of Tacoma will hold its Regular Meeting 
on Wednesday, February 28, 2018, at 4:45 pm. 
 
The meeting will take place at: 

E.B. Wilson 
1202 South M. Street 
Tacoma, WA 98405 

 
The site is accessible to people with disabilities. Persons who require special accommodations should 
contact Sha Peterson (253) 207-4450, before 4:00 pm the day before the scheduled meeting. 

 
I, Sha Peterson, certify that on or before February 28, 2018, I faxed / EMAILED, PUBLIC 
MEETING NOTICE before: 
 
City of Tacoma 747 Market Street fax: 253-591-5123 
 Tacoma, WA 98402 email: CityClerk@cityoftacoma.com  
Northwest Justice Project 715 Tacoma Avenue South fax: 253-272-8226 
  Tacoma, WA 98402 
KCPQ-TV/Channel 13 1813 Westlake Avenue North email: tips@q13fox.com  
 Seattle, WA 98109 
KSTW-TV/Channel 11 1000 Dexter Avenue N #205 fax: 206-861-8865 
 Seattle, WA  98109 
Tacoma News Tribune 1950 South State fax: 253-597-8274 
 Tacoma, WA 98405 
The Tacoma Weekly PO Box 7185 fax: 253-759-5780 
 Tacoma, WA  98406 
 
and other individuals and organizations with residents reporting applications on file. 
____________________ 
Sha Peterson 
Executive Assistant 

mailto:mmirra@tacomahousing.org
mailto:CityClerk@cityoftacoma.com
mailto:tips@q13fox.com
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AGENDA  
REGULAR BOARD OF COMMISSIONERS MEETING 

February 28, 2018, 4:45 PM 
E.B Wilson, 1202 South M. Street, Tacoma, WA 98405 

 
 

1. CALL TO ORDER 
2. ROLL CALL 
 
3. APPROVAL OF MINUTES  

3.1 Minutes of January 24, 2018—Regular Meeting 
   

4. GUEST COMMENTS 
5. COMMITTEE REPORTS 
6. COMMENTS FROM THE EXECUTIVE DIRECTOR 

 
7. ADMINISTRATION REPORTS 

7.1 Finance  
7.2 Administration 
7.3 Client Services 
7.4 Property Management 
7.5 Real Estate Development  

 
8. OLD BUSINESS 

 
9. NEW BUSINESS 

9.1 2018-02-28 (1) 2018 Moving to Work (MTW) Plan Amendment 
9.2 2018-02-28 (2) Updating THA’s Administrative Plan: HOP Changes 
9.3 2018-02-28 (3) Brawner & Company Financial Advisor Services 
9.4 2018-02-28 (4) Amendment to Foster Pepper Legal Service Contract 
9.5 2018-02-28 (5) Establish Registered Agents for THA and All Tax Credit Entities  
9.6 2018-02-28 (6) ESHAP Legacy Policy   
 

10. COMMENTS FROM THE COMMISSIONERS 
11. EXECUTIVE SESSION  
12. ADJOURNMENT 
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BOARD OF COMMISSIONERS MEETING MINUTES 

REGULAR SESSION  
WEDNESDAY, January 24, 2018 

 
The Commissioners of the Housing Authority of the City of Tacoma met in Regular Session 
at 3201 Fawcett Street, Tacoma, WA 98418 at 4:45 PM on Wednesday, January 24, 2018. 
 
1. CALL TO ORDER 
 

Chair Flauding called the meeting of the Board of Commissioners of the Housing 
Authority of the City of Tacoma (THA) to order at 4:51 PM.  
 

2. ROLL CALL 
 

Upon roll call, those present and absent were as follows: 
 

PRESENT ABSENT 
Commissioners 
Chair Janis Flauding  
Vice Chair Minh-Anh Hodge  
Commissioner Arthur Banks  
Commissioner Stanley Rumbaugh 
(arrived late at 5:05 pm) 

 

Commissioner Derek Young  
Staff 
Michael Mirra, Executive Director   
Sha Peterson, Executive Assistant  
April Black, Deputy Executive Director  
 Ken Shalik, Finance Director 
Toby Kaheiki, Human Resources Director  
Frankie Johnson, Property Management 
Director 

 

Kathy McCormick, Real Estate 
Development Director 

 

Greg Claycamp, Client Services Director  
Sandy Burgess, Interim Director for AD 
& Asset Management 

 

 
Chair Flauding declared there was a quorum present @ 4:52 pm and proceeded.  
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3. APPROVAL OF MINUTES OF THE PREVIOUS MEETING 
 

Chair Flauding asked for any corrections to or discussion of the minutes for the Regular 
Session of the Board of Commissioners on Wednesday, December 13, 2017. 
Commissioner Banks moved to adopt the minutes, Commissioner Young seconded.   
 
Upon roll call, the vote was as follows: 
 
AYES:  4 
NAYS: None 
Abstain: None 
Absent: 1 (Commissioner Rumbaugh was not yet in attendance) 
 
Motion approved. 
 

4. GUEST COMMENTS 
 

Steve Wells, Wright Street Tenant 
 
Mr. Wells is the treasurer of the Resident Council, which he reported has experienced 
some turmoil. They are trying to resolve it in-house, but asked the Board for assistance in 
encouraging tenants to step up and apply as resident council members.  
 

5. COMMITTEE REPORTS 
  

Real Estate Development Committee—Commissioner Rumbaugh 
Nothing to report. 
 
Finance Committee—Vice Chair Hodge and Commissioner Young  
Nothing to report.  
 
Education Committee—Vice Chair Hodge 
Vice Chair Hodge met with Project Manager Amy Van today regarding the McCarver 
project, which is going through a redesign. There were 40 vouchers offered and only 5 
live outside of Tacoma. According to ED Mirra, April and her team are scheduled to 
meet with Tacoma School District’s Deputy Superintendent Josh Garcia.   
 
Citizen Oversight Committee—Commissioner Banks 
Nothing to report. 
  

6. COMMENTS FROM THE EXECUTIVE DIRECTOR 
  

Executive Director (ED) Michael Mirra directed the Board to his report. He handed the 
Board three documents that, he said, may be useful to the Commissiones in their 
community conversations.  One document is a summary of THA’s real estate 
development since 2002, when the Salishan redevelopment project began. Another of the 
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document shows how the property taxes paid by the home owners of New Salishan are 
repaying the investment from the City and the State that helped to finance the 
redevelopment. The final document is THA’s updated annual depiction of Tacoma’s need 
for affordable housing. It shows the mismatch in Tacoma between wages and rents.  
 

7. ADMINISTRATIVE REPORTS 
 
Finance  
Finance Department (FD) Director Ken Shalik was not in attendance, but ED Mirra 
conveyed his view that THA remains in good financial shape.   
 
Commissioner Banks moved to ratify the payment of cash disbursements totaling 
$4,766,789 for the month of December 2017. Commissioner Young seconded.  
 
Upon roll call, the vote was as follows: 
 
AYES:  4 
NAYS: None 
Abstain: None 
Absent: 1 (Commissioner Rumbaugh was not yet in attendance) 
 
Motion Approved. 
  
Policy, Innovation and Evaluation 
Policy, Innovation and Evaluation (PIE) Director April Black directed the Board to her 
report.  
 
PIE will be asking for a Board study session regarding the Housing Opportunity Program 
(HOP) evaluation. The Board packet includes a full HOP evaluation and a summary. 
According to ED Mirra, staff are meeting with community groups and are scheduled to 
hold public meetings. Director Black hopes to have good participation and invited the 
Board to the public meetings, both of which are scheduled for February 5. ED Mirra and 
staff will make a presentation on HOP and the utilization issue during Tacoma City 
Council’s study session on February 13, and at the Greater Tacoma Convention forum on 
February 14. On January 25, he and staff will make a presentation to the Tacoma 
Affordable Housing Consortium.  
 
Chair Flauding asked for an estimate of how many families would be requesting 
extensions due to financial hardship and what this could potentially do to staff caseloads. 
According to Director Black, although THA expected a lot, there are only a few 
currently. THA is working with other organizations to help with caseloads.  
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Administration 
Administration (AD) Interim Director Sandy Burgess directed the Board to her report. 
THA is making progresss with buying out BFIM, the tax credior invcstor at Salishan. 
Conversion of Salishan’s existing tax credit portfolio from Public Housing to Section 8 
housing under the Rental Assistance Demonstration project (RAD) will occur next.  AD 
is also examining THA’s ability to tap its available “Faircloth” public housing dollars in 
order to create more public housing units.  THA would them immediately convert these 
new public housing units to Section 8 under the RAD program. Doing this may be a 
lengthy and uncertain process.  
 
Staff anticipate bringing a revised Procurement Policy to the Board in February. This will 
be a significant rewrite of the policy to account for changes in state law and regulations.  
 
AD hired a business process manager who will be starting soon. This position will be a 
significant benefit to THA.  
 
AD added staffing and consultants to its IT team to get the OpenDoor conversion done. 
They borrowed staff from other THA departments to help. AD formed a Subject Matter 
Expert (SME) panel with representatives from the other departments. This panel will 
meet weekly to discuss communications and the work necessary for to finish OpenDoor. 
Staff have been active helping finance create reports to close out year end. Commissioner 
Rumbaugh inquired about problems with OpenDoor and other platforms. According to 
Interim Director Burgess, the bigggest challenge is integration between OpenDoor and 
Intacct, the accounting software. Commissioner Rumbaugh asked if necessary reports 
were being provided to Housing and Urban Development (HUD). Yes, according to 
Interim Director Burgess; they are also looking at ways to pull reports directly from 
OpenDoor rather than Intacct.  
 
Client Services 
Client Services (CS) Director Greg Claycamp directed the Board to his report. Rental 
Assistance is struggling with OpenDoor issues, but will begin offering Housing 
Opportunity Program (HOP) vouchers beginning February. This will help adjust THA’s 
Moving to Work (MTW) utilization. The final figure for the year will be around 97% 
with an acknowlegement that THA may have to settle for 95%. Commissioner 
Rumbaugh inquired about the decrease in Child Welfare Housing Opportunity Program 
(CHOP) utilization. According to Director Claycamp, utilization depends on referrals 
from outside sources like the Department of Social and Health Services (DSHS). 
Commissioner Rumbaugh asked if the program coordinates with the juvenile court. 
According to ED Mirra, the program relies instead on DSHS referrals. Discussion 
ensured on why DSHS would leave such 30% of such vouchers unused and that THA 
should inquire with DSHS to fix the problem.. 
 
The Family Self Sufficiency (FSS) program increased the number of households by 60. 
Community Services is pleased with the increase, and is now in a position to apply to 
HUD for increased funding for additional case workers; however, HUD is not prioritizing 
such requests.  
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Property Management 
Property Management (PM) Director Frankie Johnson directed the Board to her report. 
At the December Board meeting, she discussed launching a pilot project to turn units 
faster and how she felt it would help. This pilot project will be led by the Facilities 
Manager Justin Gonzales and will consist of 5 members with a focus on decreasing 
vendor reliance. It will also help decrease Per Unit Per Year (PUPY) cost.  
 
Another pilot project that will launch is the Leasing Team, which is also a 3-month pilot. 
It is intended to collect data and review best practices to consistently lease units in 1-3 
days after the maintenance work is done. This pilot team will be led by Property Manager 
Barb Pearsall and will consist of two family specialists. The goal of this team is to fully 
vet, qualify, and consistently lease to applicants in 1-3 days.  
 
The third project is the Resident Lifecycle. This is a step-by-step walk through from lease 
to vacate. It will be training the entire PM team in partnership with every department at 
THA. This project will help THA gain consistency on how issues are addressed and 
establish a protocol for responses.  
 
There are two open positions in PM—porfolio manager and facilities manager. Barb 
Pearsall and Justin Gonzales transitioned into these interim positions for the last 10 
months, but it is time to finalize both positions. Commissioner Rumbaugh likes the plan 
and looks forwar to seeing results.  
 
Real Estate Development 
Real Estate Development (RED) Director Kathy McCormick directed the Board to her 
report. RED was successful in closing New Look financing for its fix-up. The contractor 
is already on site erecting scaffolding. The RED team will be meeting with residents and 
commercial tenants on Monday to walk through the schedule. Center for Strong Families 
will be located in the building and will expand into the space that Youth for Christ had 
used. The space will also include an ATM and Kiosk service. Work should be done in 
about 9 months. 
 
RED submitted an application to get 9% tax credit for new construction THA is planning 
at 1800 block of South G Street. This project’s financing is complicated by the state 
legislature’s delay in passing a 2017 capital budget.  
 
Staff are working hard in closing out RAD. They hope to finish it within 60 days. 
 
ED Mirra reported on the efforts to seek additional capital funding for the Arlington 
Drive Campus from the supplemental capital budget the state legislature may consider. 
RED staff are working with BDS to reach out and talk with youth that are homeless or 
currently homeless about the design of the campus; the feedback has been pretty 
heartwarming and rewarding.  
 
RED is in conversation with the Korean Women’s Assocation about it buying part of 
Hillsdale Heights for senior housing. KWA is willing to do participate in the 
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intergenerational housing campus THA is hoping to create. Chair Flauding is excited 
about the prospect of finally having something on the property.  
 
Human Resources 
Human Resources (HR) Director Toby Kaheiki directed the Board to his report. HR was 
successful with the procurement of a new medical insurance coverage for staff. This took 
a large and complicated collaborative efforts by many people.  
 
Commissioner Rumbaugh asked if THA has a policy regarding the use of sick time. 
According to Director Kaheiki, THA does have a policy on using sick leave but it will 
need to be adjusted due to Initiative 1433. The initiative requires employers to provide 
paid sick leave to most employees beginning January 1, 2018. THA will need to provide 
paid sick leave to agency temps and interns, which has not been part of its policy before.  
 

8. OLD BUSINESS 
 

None. 
 

9. NEW BUSINESS 
 
9.1 RESOLUTION 2018-01-24 (1) 
 (RAD A&E Work Addendum #9, Casey + DeChant Architects) 

 
A RESOLUTION of the Board of Commissioners of the Housing Authority of the 
City of Tacoma  
 
WHEREAS, On June 24, 2015, THA’s Board of Commissioners approved 
Resolution 2015-6-24 (1) authorizing THA’s Executive Director to award a contract 
for the Architectural and Engineering Services for the RAD Conversion Project to 
Casey + DeChant Architects in an amount not-to-exceed of $500,000; and 
 
WHEREAS, On January 27, 2016, THA’s Board of Commissioners approved 
Resolution 2016-01-27 (1) in the amount of $531,000 for additional A&E work 
scope for the project; and 
 
WHEREAS, On July 26, 2017, THA’s Board of Commissioners approved 
Resolution 2017-7-26 (1) in the amount of $240,500 for additional A&E work scope 
for the project; and 
 
WHEREAS, THA has estimated an additional $98,500.00 in A&E services will be 
needed for the RAD Conversion project; now therefore, be it 
Resolved by the Board of Commissioners of the Housing Authority of the City 
of Tacoma, Washington as follows: 
 
Authorize THA’s Executive Director to increase the contract amount with Casey 
+ DeChant Architects by $98,500.00 for a total not-to-exceed of $1,418,283.00.  
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Commissioner Rumbaugh motioned to approve the resolution. Commissioner 
Banks seconded the motion.  
 
AYES:  5    
NAYS: None  
Abstain: None  
Absent: None 
 
Motion Approved:  January 24, 2018  _______________________  
       Janis Flauding, Chair 

     
9. COMMENTS FROM COMMISSIONERS 
  

Vice Chair Hodge thanked ED Mirra for his participation as a panelist during the Tacoma 
School District’s Senior Leadership conversation. There were 110 administrators and 
selected group of community leaders who discussed homelessness and how the different 
agencies can work together.  
 
Commissioner Rumbaugh thanked Director McCormick and her team for an outstanding 
job with property bonds.  
 
Commissioner Banks also thanked Director McCormick and her staff for their assistance 
in keeping an iconic barber shop in Hilltop. The shop has been in Hilltop since 1951 and 
the grandchildren were ready to close it after the passing of previous owners Terry and 
Sam. Tacoma Ministry purchased the shop and will remain in Hilltop.  
 
Chair Flauding thanked THA staff for their everyday hard work in providing affordable 
housing.  

 
10. EXECUTIVE SESSION 
  
 None. 
 
11. ADJOURNMENT 
 
 There being no further business to conduct the meeting ended at 5:55 PM. 

 
APPROVED AS CORRECT 

 
 Adopted: February 28, 2018           

        ______________________ 
         Janis Flauding, Chair 
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902 South L Street, Suite 2A • Tacoma, Washington 98405-4037 

Phone 253-207-4400 • Fax 253-207-4440 • www.tacomahousing.org 

To: THA Board of Commissioners 
From: Michael Mirra, Executive Director 
Date: February 22, 2018 
Re: Executive Director’s Monthly Report 

              
 

This is my monthly report for February 2018.  It supplements the departments’ reports. 
 
1. MORE FEDERAL BUDGET NEWS 

President Trump and Congress have taken some important steps toward a 2019 budget.  In 
Congress’s case, it also took some meaningful action toward a real budget for 2018.  I attach 
some material from the Center for Budget and Policy Priorities that provides more detail.  
Here is a summary. 
 
President Trump has published his proposed federal budget for 2019.  Among other features, 
his budget would cut HUD’s appropriation by about 14%.  The attached material shows the 
details of this proposal and what it would mean for THA and the programs we administer.  
One notable feature of his proposal would eliminate the Public Housing Capital Fund.  This 
is the money to pay for major repairs to the nation’s public housing portfolio.  That portfolio 
is already suffering many billions of dollars in unaddressed repairs.  Although Congress is 
not likely to agree to eliminate this fund, the Trump proposal does reveal public housing’s 
continuing decline in the regard it receives from the national government.  This fully 
justifies the decision of the THA Board to refinance our portfolio under RAD and to change 
from public housing financing to Section 8 financing.  Even so, the President’s proposed 
cuts to the Section 8 program would seriously harm THA and its work. 
 
People who advise us on such matters predict that Congress will not likely accept the 
President’s proposal.  His proposals for the 2018 budget, which contained similar cuts, did 
not seem to influence Congress too much to date, although I note that Congress still has not 
passed a real budget even for 2018.   
 
Congress did make progress toward a real budget for not only 2018 but also 2019.  It did not 
manage to avoid a second governmental shutdown when its fourth Continuing Resolution 
expired at midnight on February 8th.  That time, however, the shutdown lasted only a few 
hours.  In the early morning of February 9th, Congress passed its fifth Continuing Resolution 
for the year to keep the government funded.  This one expires at midnight on March 23rd.  
The prospect by then for a real budget seems better because of Congress’s second action at 
the same time.  It raised the expenditure caps for the next two years.  This suspends for that 
time the mandatory cuts that otherwise would have resulted from the Budget Control Act of 
2011.  That Act requires, unless Congress can agree otherwise, across-the-board cuts in both 
military and domestic spending beginning in 2013.  This is called “sequestration”.  These 
mandatory cuts last until 2022. 
 
Congress has agreed to suspend these “sequestration” cuts every year since 2013.  It did so 
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again this month.  It agreed to a two-year increase of $160 billion in military spending and 
$128 billion in domestic spending.  
 
Note that this agreement to increase the expenditure caps is not a budget.  And when 
Congress gets around to passing a budget, it does not have to spend any or all of these 
increases.  Our advisors tell us, however, that Congress will likely spend all of the increases. 
 
Even if Congress spends all these increases, it still must decide how to distribute them 
throughout the federal budget.  We can hope that the HUD budget will receive a share for 
both 2018 and 2019.  This would help THA.  The THA Board adopted a 2018 budget that 
presumed on flat funding.  If we get an increase, even though it is not likely to be a lot, we 
would count it as a victory.  
 

2. THE STATE OF THA’s COMMUNITY STANDING and PARTNERSHPS 
As the Board knows well, THA cannot be effective in its work without strong community 
support and partnerships.  We recently had two indications that THA’s community standing 
and its partnerships are in good shape. 
 
The first indication was evident in the present state legislative session.  In January, the 
legislature passed a capital budget appropriation of $ 3 million for THA’s Arlington Drive 
Youth Campus.  This was the largest award in its category.  The legislature is presently 
deliberating on a supplemental capital budget.  The Senate version of that supplemental 
budget would give THA an additional $750,000 for Arlington.  The House version would 
give THA an additional $1.29 million. This is possible only because of strong support from 
our local legislators of both parties and the strong support of legislative leaders and 
members from other districts.  This support is a very good sign of their confidence in THA’s 
work.  It also shows the reach of THA’s Education Project.  Legislators who may not know 
too much about our housing work come to know it because of their deep interest in 
education and their regard for our innovative education initiatives. 
 
The second indication of THA’s community standing showed in the widespread support we 
received for the hard choices the Board must make about our HUD utilization rate and the 
HOP program.  Those choices are the subject of two resolutions this month.   
 
To help the Board with its deliberation about those choices, staff consulted widely.  
Attached to each resolution is a report on whom we consulted, and what we learned.  We 
consulted with the following: 
 
● people who presently receive our rental assistance 
● people on our waiting list for assistance 
● participating landlords 
● other housing organizations 
● social service providers 
● philanthropic organizations 
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● advocates 
● Northwest Justice Project 
● elected officials 

 
We consulted by convening public meetings, attending the meetings of other organizations, 

and meeting with individuals one by one.  The Greater Tacoma Community Foundation convened 
an impressive meeting of about 40 community leaders, including the Mayor of Tacoma, the Pierce 
County Executive, senior leadership from foundations, social service organizations and businesses, 
the chancellor of the University of Washington Tacoma, the dean of its Urban Studies Department, 
and important civic leaders.  We also consulted with individual city councilmembers, state 
legislators and all five of our Congressional offices.  This week we presented to the entire Tacoma 
City Council in its Study Session.  

 
All this consultation revealed that the Board will have strong support for the likely hard 

choices it must make.  This support will help THA explain and, if necessary, defend these choices.  
This support also shows in the letters we received.  They are attached to the community consultation 
report.  After stating support for the policy choices that staff will recommend to the Board, the 
letters express a confidence in THA and the Board that we heard throughout the consultation. E.g.: 

 
“The City of Tacoma has full confidence in THA’s work and in its judgment as it 
faces the difficult choices in this hard rental market.  THA has the City’s full 
support.” 
[Letter from the Mayor, City of Tacoma] 
 
“It is clear THA enjoys widespread community support. It has a track record of 
innovative approaches to disrupting poverty and must maintain funding for these 
approaches. It is lean and effective in its use of limited resources and there is 
pretty clearly nowhere else to cut. We have confidence in its expertise and 
values, and desire that THA always serve the client demographic that aligns with 
your mission.” 
[Letter from Executive Director, Sound Outreach] 

 
“In stating our preferences [among the choices facing THA] we also wish to 
express our confidence in THA and its Board of Commissioners.  We are 
confident that you know this community well.  We appreciate your focus on the 
needs of not only the people you serve but the needs of the much greater number 
you are not able to serve.  Consortium members see those people every day in 
our own work.  We are also confident in the competence and efficiency of your 
administration.  But most importantly, we are confident in THA’s commitment 
to its social justice mission.” 
[Letter from Chair, Tacoma-Pierce County Affordable Housing Consortium] 
 

 I recount this community support and the legislature’s appropriation for 
Arlington Drive to make a more general observation.  They show that THA’s 
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community standing and partnerships are in good shape.  This does not happen on its 
own.  It results from the standing in the community of THA’s Commissioners and years 
of good work by THA staff.  I know we do that work for the benefit it provides.  As this 
community support shows, that work also pays off in moments of stress and at times 
when we need help like those we face with our rental market and with the financing of 
the Arlington Drive Youth Campus.  Very nice work! 
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TACOMA HOUSING AUTHORITY  

 
Motion 

 
Adopt a consent motion ratifying the payment of cash disbursements totaling $5,157,111 for the month 
of January, 2018. 
 
Approved:    February 28, 2018 
 
  
        ______________________________ 
         Janis Flauding, Chair 
 
 
 
 
 



From To Amount Totals
A/P Checking Account  

Accounts Payable Checks Check #'s 91,176   - 91,328   
Business Support Center 419,746          
Moving To Work Support Center 59,677            
Moving To Work Buildings (used by Support Center) 92,201            
Tax Credit Program Support Center 14,857            
Section 8 Programs 457,482          Section 8 Operations
Hillside Terrace 1800 Court G 158                 
Hillsdale Heights 200                 
James Center 32,349            
KeyBank Building 3,206              
MLK New Look 4,560              
Outrigger 58,554            
Prairie Oaks Operations 8,458              
Salishan 7 44,785            
Bay Terrace - CFP-RAD HAP 3,001              
USDA-Dept of Natural Resources-Urban Forestry Plan Grant 10,000            
Hillside Terrace 1800 Court G Development 11,284            
Highland Crest Apts 3,497              
James Center 186                 
New Look/Alberta J Canada-Development 11,434            
Salishan Common Areas 650                 
Salishan Area 4 - Arlington 27,911            
Salishan Developer Fee 2,091              
Program Income 1,000              
Bus Development Activity 5,244              
MTW Development Activity 235                 
Community Services MTW Fund 14,726            
Education Private Grants (Gates, etc.) 22,900            
HUD-ROSS Svc Coord 40                   
AMP 6 - Scattered Sites 57,680            
AMP 7 - HT 1 - Subsidy 19,501            
AMP 8 - HT 2 - Subsidy 16,756            
AMP 9 - HT 1500 - Subsidy 4,656              
AMP 10 - SAL 1 - Subsidy 11,390            
AMP 11 - SAL 2 - Subsidy 13,014            
AMP 12 - SAL 3 - Subsidy 11,298            
AMP 13 - SAL 4 - Subsidy 11,882            
AMP 14 - SAL 5 - Subsidy 13,248            
AMP 15 - SAL 6 - Subsidy 13,671            
AMP 16 - Bay Terrace - Subsidy 9,169              

THA SUBTOTAL 1,492,694       
Hillside Terrace 1 through 1500 7,338              
Bay Terrace 1 & Community Facility 2,677              
Bay Terrace 2 50                   
Renew Tacoma Housing 7,624              
Salishan I - through Salishan 6 108,474          

TAX CREDIT SUBTOTAL (Operations & Development - billable) 126,163          1,618,857                             

Section 8 Checking Account (HAP Payments)
SRO/HCV/VASH/FUP/NED Check #'s 482,247 - 482,284 28,548            

ACH 2,886,026       2,914,573$                           

Payroll & Payroll Fees - ADP 623,680$                              

Other Wire Transfers

-$                                      
 

TOTAL DISBURSEMENTS 5,157,111$                           

Properties

TACOMA HOUSING AUTHORITY
Cash Disbursements for the month of January 2018

Check Numbers

Program Support

Development

Community Service

Public Housing

 Tax Credit Projects - 
Reimbursable 



 
TACOMA HOUSING AUTHORITY 

 

902 South L Street, Suite 2A • Tacoma, Washington 98405-4037 
Phone 253-207-4400 • Fax 253-207-4440 • www.tacomahousing.org 

 
Date: February 28, 2018 

 
To: THA Board of Commissioners 

 
From: Ken Shalik 

Director of Finance 
 

Re: Finance Department Board Report 
 
  
1. FINANCIAL STATEMENT COMMENTS 
 

I present the January, 2018 disbursement report for your approval.  
 
The Finance Department is submitting the final financial statement for the year ending 
December 31, 2017.   
 
There were some anomalies for 2017, but overall the agency finished the year in good 
financial shape, and within budget. We also ended the year with Housing and Urban 
Development (HUD) holding close to $1 million in Housing Assistance Program (HAP) 
funds for the year 2017. After our year end Moving to Work (MTW) reconciliation, we drew 
those funds down in January, 2018. 
 
For the year ending December 31, line 68 shows a Year to Date (YTD) operating deficit of 
$1,042,413.  Including the sales proceeds from the AMP 6 Single Family homes ($2.9 
million), and funds from reserves to cover the $3 million Tacoma Housing Authority (THA) 
used for the purchase of Highland Crest, the overall YTD surplus is $1,446,385 (line 72).  
 
A couple of general things to point out regards certain areas that are affected by the Property 
Management area. New Look Apartments is included in our 2017 income and expenses, as it 
exited the Tax Credit portfolio the end of 2016, and is part of THA’s portfolio in 2017 
awaiting resyndication.  It was not in our 2017 budget, as we had anticipated that we would 
be able to resyndicate early in 2017. The actual closing occurred in January, 2018.  We also 
purchased James Center North and Highland Crest the latter part of 2017. The income and 
expenses for those two properties are also included in the financials, but are not part of the 
2017 budget. 
 
The following reflects the highlights of where there were major differences in Actuals 
compared to budget in 2017. 
 

• Line 1 & 2 – Tenant Revenue – This increased amount is due to New Look being part 
of THA’s portfolio in 2017, as well as Highland Crest, and not included in the budget. 
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• Line 5 – Public Housing Operating Subsidy – The subsidy pro-ration for 2017 ended 
up at 93.1% of calculations, while we budgeted at 86%. 

• Line 7 – HUD Grant- Capital Funds – THA still had funds for 2015 and 2016 which 
had not been drawn down above the budgeted amount. Both of these grants have been 
fully drawn and are now closed. 

• Line 12 – Other Revenue-Developer Fee Income – The only developer fee received in 
2017 was for the Rental Assistance Demonstration (RAD) redevelopment.  The 
developer fee distribution for Bay Terrace 2 and the New Look resyndication now 
scheduled to be received in 2018. 

• Lines 15 – 34 – Administrative Expenses – There are variances both ways in this 
category, yet we end up with a variance of approximately 7.68% under budget. Line 
26- Leased equipment is over budget due to changeover in equipment during IT 
conversion.  Line 2-Legal is over budget due to a variety of issues, to include Bay 
Terrace RAD conversion, legal fees for property purchases, and legal costs for the 
changes to our procurement policy. Line 31 – Administrative Services is significantly 
under budget.  The majority relates to contract services for the Policy, Innovation and 
Evaluation (PIE) department. Most of them have not been executed. Other tasks have 
been accomplished within departmental personnel. 

• Lines 36 – 40 –Tenant Services - Relocation was primarily for both AMP 6 Home 
sales, which came in under budget. Tenant service-other, came under budget due to 
the timing of expenditures. What was not expended will carry over to 2018. 

•  Lines 41 – 45 – Project Utilities – This category is higher than budgeted due mainly 
to costs associated with New Look, which were not included in the budget. As 
Highland Crest and James Center North were purchased later on in the year, these 
also contributed to the overage. 

• Lines 46- 47 – Maintenance Salaries and Benefits - This is another category where 
year to date expenditures are greater than budgeted due to properties above not 
included in the budget. 

• Line 55 – Collection Loss – This category is lower than budget due to the fact that 
with IT conversion we were more focused on other areas, including the development 
of the write off process in the system. 

• Line 61 – Section 8 HAP - We came close to budget on Housing Assistance Program 
(HAP) payments.  Our utilization was lower than anticipated, yet HAP’s continued to 
increase as expected. 

• Lines 70-71 – Capitalized Line items – There is much fluctuation between what was 
budgeted and what will be accomplished in 2017.  All changes have been passed 
through the board. The big changes were not moving forward on Bay Terrace- Phase 
3.  We also did not renovate Key Bank at the anticipated level. The 902 building’s 
elevator repair was not anticipated in the 2017 budget.  We purchased the Highland 
Crest Apartments using $3.1 million of agency fund. Lastly, sale of our Single Family 
Homes (AMP 6) has been tracking as scheduled. 
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2. INVESTMENTS 
 

Surplus funds are invested in Heritage checking and the Washington State Investment Pool. 
Rates with Heritage Bank currently remain at .33%.  The Washington State Local 
Government Investment Pool currently provides a return rate of .87%.   
 

3. AUDIT 
 

There is no update at this time. 
 

4. BUDGETS 
 

There is no update at this time. 
 
5. YEAR END UPDATE 
 

The finance department is in the midst of closing out the financial information for 2018.  We 
are proceeding well, albeit a few more challenges than normal with the transition of the IT 
platform being April, 2017.  Tax Credit financials were due on January 31. We were able to 
only provide preliminary ones because we were still processing transactions afterward, but 
were able to provide final ones in February. The THA financials are due to Housing and 
Urban Development (HUD) on February 28, but we have a 15-day grace period until March 
15 before the submission is deemed late. We anticipate needing the full grace period this year 
to get the financials submitted 



 Thru 12/31/2017
CURRENT MTH YEAR TO DATE BUDGETED VARIANCE PROJECTED BUDGETED VARIANCE

ACTUAL ACTUAL YTD ACTUAL

OPERATING RECEIPTS

1 Tenant Revenue - Dwelling rent 341,066 2,331,154 1,762,080 32.30% 2,331,154 1,762,080 32.30%
2 Tenant Revenue - Other 25,854 90,809 66,110 37.36% 90,809 66,110 37.36%
3 HUD grant - Section 8 HAP reimbursemen 3,861,160 37,199,935 38,179,246 -2.57% 37,199,935 38,179,246 -2.57%
4 HUD grant - Section 8 Admin fee earned 285,333 3,439,356 3,274,894 5.02% 3,439,356 3,274,894 5.02%
5 HUD grant - Public Housing subsidy 114,338 1,354,462 1,112,250 21.78% 1,354,462 1,112,250 21.78%
6 HUD grant - Community Services 248,000 279,270 276,720 0.92% 279,270 276,720 0.92%

7 HUD grant - Capital Fund Operating Reven 69,122 935,623 547,836 70.79% 935,623 547,836 70.79%
8 Management Fee Income 354,645 3,155,977 2,994,914 5.38% 3,155,977 2,994,914 5.38%
9 Other Government grants 13,802 147,755 225,496 -34.48% 147,755 225,496 -34.48%

10 Investment income 8,802 70,214 34,780 101.88% 70,214 34,780 101.88%
11 Fraud Recovery Income - Sec 8 1,056 13,724 20,000 -31.38% 13,724 20,000 -31.38%
12 Other Revenue- Developer Fee Income 0 1,000,000 2,205,900 -54.67% 1,000,000 2,205,900 -54.67%
13 Other Revenue 66,370 1,058,116 1,107,000 -4.42% 1,058,116 1,107,000 -4.42%
14   TOTAL OPERATING RECEIPTS 5,389,548 51,076,395 51,807,226 -1.41% 51,076,395 51,807,226 -1.41%

 
OPERATING EXPENDITURES

  Administrative Expenses `
15 Administrative Salaries 748,963 5,902,104 6,180,557 -4.51% 5,902,104 6,180,557 -4.51%
16 Administrative Personnel - Benefits 240,012 2,265,635 2,615,324 -13.37% 2,265,635 2,615,324 -13.37%
17 Audit Fees 698 72,944 78,243 -6.77% 72,944 78,243 -6.77%
18 Management Fees 201,404 2,247,962 2,285,016 -1.62% 2,247,962 2,285,016 -1.62%
19 Rent 0 0 0.00% 0 0 0.00%
20 Advertising 96 20,583 16,100 27.84% 20,583 16,100 27.84%
21 Information Technology Expenses 19,184 327,940 389,921 -15.90% 327,940 389,921 -15.90%
22 Office Supplies 7,582 84,100 77,100 9.08% 84,100 77,100 9.08%
23 Publications & Memberships 150 42,529 56,820 -25.15% 42,529 56,820 -25.15%
24 Telephone 4,918 77,577 92,110 -15.78% 77,577 92,110 -15.78%
25 Postage 1,934 33,415 45,060 -25.84% 33,415 45,060 -25.84%
26 Leased Equipment & Repairs 11,765 149,821 96,900 54.61% 149,821 96,900 54.61%
27 Office Equipment Expensed 2,552 71,742 64,000 12.10% 71,742 64,000 12.10%
28 Legal 35,307 260,387 153,400 69.74% 260,387 153,400 69.74%
29 Local Mileage 403 8,361 15,400 -45.71% 8,361 15,400 -45.71%
30 Staff Training/Out of Town travel 7,039 180,526 285,914 -36.86% 180,526 285,914 -36.86%
31 Administrative Contracts 50,013 230,771 585,423 -60.58% 230,771 585,423 -60.58%
32 Other administrative expenses 7,564 150,840 101,100 49.20% 150,840 101,100 49.20%
33 Due diligence - Perspective Development 31,802 244,415 210,000 16.39% 244,415 210,000 16.39%
34  Contingency 0 52,500 -100.00% 0 52,500 -100.00%
35   Total Administrative Expenses 1,371,387 12,371,651 13,400,888 -7.68% 12,371,651 13,400,888 -7.68%

TACOMA HOUSING AUTHORITY
AGENCY WIDE

December-17



 December-17  Thru 12/31/2017
CURRENT MTH YEAR TO DATE BUDGETED VARIANCE PROJECTED BUDGETED VARIANCE

ACTUAL ACTUAL ACTUAL

Tenant Service 
36 Tenant Service - Salaries 105,496 818,011 930,135 -12.05% 818,011 930,135 -12.05%
37 Tenant Service Personnel - Benefits 36,699 368,554 388,955 -5.25% 368,554 388,955 -5.25%
38 Tenant Relocation Costs 10,247 34,191 95,500 -64.20% 34,191 95,500 -64.20%
39 Tenant Service - Other 27,697 266,238 526,782 -49.46% 266,238 526,782 -49.46%

40    Total Tenant Services 180,139 1,486,994 1,941,372 -23.41% 1,486,994 1,941,372 -23.41%

  Project Utilities
41 Water 16,262 72,388 62,950 14.99% 72,388 62,950 14.99%
42 Electricity 16,803 79,001 57,700 36.92% 79,001 57,700 36.92%
43 Gas 736 4,026 4,850 -17.00% 4,026 4,850 -17.00%
44 Sewer 33,751 183,202 117,000 56.58% 183,202 117,000 56.58%
45   Total Project Utilities 67,552 338,617 242,500 39.64% 338,617 242,500 39.64%

Ordinary Maintenance & Operations
46   Maintenance Salaries 32,107 177,478 163,531 8.53% 177,478 163,531 8.53%
47   Maintenance Personnel - Benefits 13,592 52,625 46,948 12.09% 52,625 46,948 12.09%
48   Maintenance Materials 10,163 119,253 57,750 106.50% 119,253 57,750 106.50%
49   Contract Maintenance 55,444 400,049 303,525 31.80% 400,049 303,525 31.80%
50   Total Routine Maintenance 111,306 749,405 571,754 31.07% 749,405 571,754 31.07%

  General Expenses
51   Protective Services 2,229 33,105 12,500 164.84% 33,105 12,500 164.84%
52   Insurance (1,903) 204,048 173,553 17.57% 204,048 173,553 17.57%
53   Other General Expense 59,809 1,365,335 1,295,794 5.37% 1,365,335 1,295,794 5.37%
54   Payment in Lieu of Taxes 1,199 14,385 12,939 11.17% 14,385 12,939 11.17%
55   Collection Loss 11,574 11,750 44,522 -73.61% 11,750 44,522 -73.61%
56   Interest Expense 125,597 212,129 91,671 131.40% 212,129 91,671 131.40%
57   Total General Expenses 198,505 1,840,752 1,630,979 12.86% 1,840,752 1,630,979 12.86%

 
58 TOTAL OPERATING EXPENSES 1,928,889$    16,787,419$  17,787,493$  16,787,419$   17,787,493$  

  Nonroutine Expenditures
59  Ext. Maint/Fac Imp/Gain/Loss Prop Sale 9,818 150,738 40,000 276.84% 150,738 40,000 276.84%
60   Casualty Losses (8,874) 2,581 5,000 -48.38% 2,581 5,000 -48.38%
61   Sec 8  HAP Payments 3,277,414 35,108,550 35,547,405 -1.23% 35,108,550 35,547,405 -1.23%
62   Total Nonroutine Expenditures 3,278,358 35,261,869 35,592,405 -0.93% 35,261,869 35,592,405 -0.93%

63 TOTAL EXPENDITURES 5,207,247 52,049,287 53,379,898 -2.49% 52,049,287 53,379,898 -2.49%
64 OPERATING SURPLUS/(DEFICIT) 182,301 (972,892) (1,572,672) -38.14% (972,892) (1,572,672) -38.14%

65 Debt Service Principal Payments (60,386) (69,521) (67,581) 2.87% (69,521) (67,581) 2.87%

66
Surplus/Deficit Before Reserve 
Appropriations 121,915 (1,042,413) (1,640,253) -36.45% (1,042,413) (1,640,253)

67 Reserve Appropriations - Operations 0 0.00% 0 0 0.00%

68 Surplus/Deficit Before Captial Expenditures 121,915 (1,042,413) (1,640,253) (1,042,413) (1,640,253)

69 Capitalized Items/Development Projects (3,693,588) (4,710,928) (7,458,370) -36.84% (4,710,928) (7,458,370) -36.84%
70 Revenue - Capital Grants 515,527 2,963,263 4,832,649 -38.68% 2,963,263 4,832,649 -38.68%
71 Reserve Appropriations - Capital 3,491,771 4,236,463 5,420,971 -21.85% 4,236,463 5,420,971 -21.85%

72 THA SURPLUS/(DEFICIT) 435,625 1,446,385 1,154,997 1,446,385 1,154,997



Current Balance Interest

1,933,717                  0.33%
2,809,327                  0.33%
3,431,381                  0.33%
3,464,892                  0.33%

142,897                     0.33%
101                            0.33%

3,643                         0.33%
332                            0.33%
601                            0.33%

2,002                         0.33%
731,193                     0.33%

1,434,192                  0.33%
27,510                       0.33%

236,234                     0.33%
200,599                     0.33%
105,820                     0.33%
26,162                       0.33%
73,052                       0.33%

Highland Crest Operations 182,369                     0.33%
Highland Crest Security Deposit 41,650                       0.33%

92,041                       0.33%
3,552                         0.33%

14,996                       0.33%
8,767                         0.33%

99$                            0.87%
14,967,129$              

2.  Total MTW Cash Balance -$                          

Less Minimum Operating Reserves
2.01  Public Housing AMP Reserves (4 months Operating Exp.) 65,000                       
2.02  S8 Admin Reserves (3 months Operating Exp.) 726,000

2.10  Total Minimum Operating Reserves 791,000$                   
3.   MTW Cash Available (Lines 2-2.10) -$                              

3.  MTW Cash Held By HUD
3.11 Undisbursed HAP Reserves Held by HUD 1,011,000$                

3.20  Total MTW Cash Held By HUD 1,011,000$               

Section 8 Checking

TACOMA HOUSING AUTHORITY 
CASH POSITION - December,  2017

Account Name
HERITAGE BANK

Accounts Payable

Salishan 7 Replacement Reserve

THA Affordable Housing Proceeds-Salishan
Scattered Sites Proceeds
FSS Escrows
Note Fund Account
Credit Card Receipts
THA Investment Pool
THA LIPH Security Deposits
THA Travel Advance Account
THDG - Tacoma Housing Development Group
Salishan 7 
Salishan 7 Security Deposit

1.  TOTAL THA  CASH BALANCE

Salishan 7 Operating Reserve
Outrigger Operations
Outrigger Security Deposit
Outrigger Replacement Reserve

Prairie Oaks Operations
Prairie Oaks Security Deposit
Prairie Oaks Replacement Reserve
Payroll Account

WASHINGTON STATE
Investment Pool

Less:



TACOMA HOUSING AUTHORITY 
CASH POSITION - December,  2017

 4.  Non MTW Cash Restrictions
Other Restrictions:

4.01  Mod Rehab Operating Reserves 100,966                    
4.02  VASH, FUP & NED HAP Reserves 137,628                    
4.03  FSS Escrows  146,088                    
4.04  Security Deposit Accounts 168,896                    
4.05  Gates Foundation 110,572                    
4.06  Highland Crest Replacement Reserves 200,000                    
4.07  Outrigger Reserves 73,052                      
4.08  Prairie Oaks Replacement Reserves 54,996                      
4.09  Salishan 7 Reserves 776,833                    
4.10  THDG 731,193                    
4.11  Area 2B Sales Proceeds (Afford Hsg) 3,431,381                 
4.12  Scattered Sites Proceeds (Afford Hsg) 3,464,892                 

4.20  Total - Other Restrictions 9,396,497$               
5. Agency Liabilities:

5.13   Agency Contracted or Budgeted Commitments1 1,963,263$                

5.12  Development Draw Receipts for Pending Vendor Payments -$                          

5.14   Development Advances/Due Diligence Commitments -$                          
5.20  Total Agency Liabilities 1,963,263$                

6.  Total  Non MTW Cash Restrictions (Lines 4.20+5.20) 11,359,760$             

7.  THA UNENCUMBERED (Non-MTW) CASH  (Lines 1-2-6) 3,607,369$                

8.  2017  Board Reserve Commitments 
8.01  Renovation/Remodel of Salishan FIC Building 669,100$                   Under Contract
8.02  Renovation of Salishan Maintenance Shop 286,500 Under Contract
8.03  Software Conversion 150,000 Fully Expended
8.04  Education Projects - McCarver & Others 310,000 Future
8.05  Childrens Savings Cohort payments 270,000 Ongoing
8.06  Development Projects (Hilltop) 2,500,000 Future

8.10  Total Reserve Commitments (Lines 8.01 through 8.04) 4,185,600$               

9.  Agency Contracted or Budgeted Commitments remaini Board Approval Expended Balance 
Remaining

1,473,301$               104,315$                   1,368,986$         
467,377$                  223,100$                   244,277$            
350,000$                  350,000$            

1,963,263$        

-$                          
-$                          
-$                          Total Agency Advances

9.01  Salishan/Maintenance Shop remodel
9.02  902 Elevator Modernization
9.03  James Center North Capital

1 Total Contracted or Budgeted Commitments outstanding
Agency Advances for Current Development Projects
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TACOMA HOUSING AUTHORITY 

 
 

902 South L Street, Suite 2A • Tacoma, Washington  98405-4037 
Phone 253-207-4433 • Fax 253-207-4465 

DATE: 
 

 February 28, 2018 

TO: 
 

THA Board of Commissioners 

FROM: 
 

Sandy Burgess, Director of Administrative Services  
 

RE: Administrative Services Department Monthly Board Report 
 

 
1. ASSET MANAGEMENT 

 
1.1 Oversight of Recent Acquisitions 

Tacoma Housing Authority (THA) uses third party property management for five 
properties, with an additional property currently being considered for acquisition.  The 
existing third party managed properties are Highland Crest, Outrigger, Prairie Oaks, Alberta 
J Canada building (formerly New Look) and James Center North.  Asset Management 
oversees these third party property managers, and Real Estate Development (RED) 
maintains a role during a transitional period after the acquisition.  The additional property, 
Allenmore Townhomes, will also be managed by a third party if THA determines to 
complete this acquisition.   
 
Upcoming Board reports will include metrics for these properties, including occupancy, 
cash flow, and other reporting. We are also finishing up planned repairs at Outrigger which 
include sewer line replacement, balcony and stair repair of dry rot, and bringing one of the 
units back on line. In addition, we are planning for roof repairs at Highland Crest in order to 
preserve the roofs for an additional 3-5 years.   
 
Three of these properties, Highland Crest, Outrigger and Allenmore Townhomes have half 
of the units set aside for low income households.  These properties are also establishing a 
relationship with THA’s College Housing Assistance Program (CHAP) wherein participants 
in CHAP are offered vacancies first before the units are advertised on the market.  This 
practice began at the start of 2018, and this month, we anticipate housing a CHAP 
participant for the first time in one of these properties.   
 

1.2 RAD Conversion 
We anticipate extensive work on the Rental Assistance Demonstration (RAD) conversion of 
the Hope IV properties during most of 2018. This will involve converting all of the public 
housing units remaining in Salishans 1-6 and Hillside Terrace I & BII.  The conversion will 
not include any rehabilitation of the properties at this point, but THA must demonstrate to 
Housing and Urban Development (HUD) that we have a plan to meet the physical needs of 
the properties over the next 20 years. This will involve creating plans for exiting investors 
from these properties over the next four years, as well as performing financial analysis and 
investor assessment for the resyndication of these properties over the next 4-6 years. 
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Resyndication and bringing in new investors and equity will allow us to meet the capital 
needs of the properties for the long term.  The conversion will also involve extensive 
negotiation with existing lenders and remaining investors to approve the financing plans and 
subordinate to the RAD Use Agreement.   
 
As part of converting all of THA’s Public Housing to RAD, or disposing of it through the 
Section 32 Homeownership Program underway, staff have researched taking our Faircloth 
units “off the shelf” and placing them in affordable housing properties, and then converting 
them to RAD.  Preliminary results of this research indicate we can do this, but must first go 
through a mixed-finance application process with HUD to take the units off the shelf.  And 
then we must apply to and get approval from HUD for RAD conversion.   There is not 
currently any approval authority remaining under the current cap on RAD units nationally.   
Staff will watch for any increase in the cap over the next year.   If there is an increase in the 
cap, we anticipate these two HUD application and approval processes would require at least 
a year to complete.    

To assist with the RAD conversion, we will contract with Brawner and Company, as well as 
Foster Pepper; there are resolutions at this Board meeting requested to authorize these 
scopes of work and associated fees.   
 

1.3 Staffing 
Human Resources has posted an Asset Manager position to help the agency with this work 
and we anticipate interviews during the month of March with hiring in April.  

  
2. BUSINESS PROCESS IMPROVMENT 

 
2.1 Staffing 

John Pettit has been hired as THA’s Business Process Improvement Manager and began 
work January 29, 2018.  John comes to THA with experience in strategic planning and 
leadership development, as well as Lean/Six Sigma Certification.  He is busy inventorying 
THA’s existing business processes, interviewing staff, and developing a plan to document 
and improve processes across the agency.   

 
3. RISK MANAGEMENT 

 
3.1 Emergency Preparedness Plan 

THA’s Risk Manager has worked across several departments in the agency, as well as with 
outside emergency management agencies to create a robust Emergency Preparedness Plan 
that is being rolled out for THA. The roll out will include both staff and tenant training in 
evacuation, earthquake response, violence prevention and response, lock downs, etc.  Risk 
Management is also building networks with other emergency management efforts across the 
City and County, expanding THA’s access to assistance in the event of disasters and other 
emergencies.  
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4. OPENDOOR 
 
4.1 Staffing 

Human Resources has posted a Salesforce Process Analyst position to complement the 
existing IT staff and work across the agency. The person filling this position will identify 
and analyze ongoing and emerging functional needs staff have for OpenDoor. This includes 
documenting requirements for reporting, streamlining processes that are completed in the 
system, making staff’s work more efficient, and providing ongoing staff training in using 
the system.   
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TACOMA HOUSING AUTHORITY 

 

902 South L Street, Suite 2A • Tacoma, Washington  98405-4037 
Phone 253-207-4400 • Fax 253-207-4440 

 

DATE: February 28, 2018 

TO: THA Board of Commissioners 

FROM: Greg Claycamp 
Director of Client Services 
 

RE: Client Services Department Monthly Board Report 

 
1. STRATEGIC OBJECTIVE: HOUSING AND SUPPORTIVE SERVICES 

Tacoma Housing Authority (THA) will provide high quality housing, rental assistance 
and supportive services. Its supportive services will help people succeed as tenants, 
parents, students, wage earners and builders of assets who can live without assistance. It 
will focus this assistance to meet the greatest need. 

 
2. DIRECTOR’S COMMENT 

Preparation to offer Housing Opportunity Program (HOP) vouchers to applicants on 
THA’s consolidated waitlist continues, but is proceeding more slowly than anticipated. 
Policy, Administration and Client Services are working to finalize changes to THA’s 
Admissions and Continued Occupancy Policy (ACOP) and other administrative 
procedures to support consolidation. 
 
Operationally, a number of steps remain. These include: 
 

• Executive approval of a waitlist applicant notice letter  
• Technical merging of multiple lists establishing one list in OpenDoor 
• Testing and verification of the new list 

After these remaining steps are completed, the first batch of 200 applicants from the 
consolidated waitlist will be chosen. 
 
We will update the Board on current status when it meets on February 28. 
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3. COMMUNITY SERVICES: Caroline Cabellon, Community Services Program 

Manager 
 
3.1 NUMBER OF PEOPLE AND HOUSEHOLDS SERVED 

Program Entries, Exits, and Unduplicated Number of Households Served 

January 2018 

Program/ 
Caseload 

Entries this 
Month 

Program/ 
Caseload 
Exits this 

Month 

Unduplicated 
Number Served 

(Month) 

Unduplicated 
Number 

Served (YTD) 

Case Staffing 
(Eviction Prevention 
Services) 

3 2 3 3 

Family Self 
Sufficiency (FSS) 0 1 203 203 

General Services 20 10 69 69 

Hardship 0 0 0 0 

Housing 
Opportunity 
Program (HOP) 
Case Management 

11 4 15 15 

Children's Savings 
Account (CSA) 
K-5th Grade 

2 0 65 65 

Children's Savings 
Account (CSA) 
6th - 12th Grade 

1 0 52 52 

Elementary School 
Housing Assistance 
Program (ESHAP) 

0 0 36 36 

Senior & Disabled 2 22 34 34 

DEPARTMENT 
TOTAL 

39 39 477 477 
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3.2 PROGRAM UPDATES 
 

3.2.1 Staffing Update 
Program Supervisor of the Property Management Collaboration Team 
Stacey Johnson has resigned. Stacey accepted a position at the 
Administrative Offices of the Courts in Olympia as the Guardianship and 
Elder Services Manager. 

 
We thank Stacey for her service to THA, for her strong resident advocacy 
and empowerment skills, community partnership building, and the 
exceptional leadership she brought to THA for the two and a half years 
she served with us.  

 
3.2.2  Programming Updates 
 

THA is teaming up with Associated Ministries’ Volunteer Income Tax 
Assistance (VITA) program again this winter to bring free tax assistance 
to East Tacoma residents at the Family Investment Center. Additionally, 
through our partnership with Sound Outreach, VITA services are being 
provided to residents at our site-based properties, as well as to our 
Elementary School Housing Assistance Program (ESHAP) and voucher 
recipients at 902 S. L Street. 

In partnership with the Broadway Arts Center, THA is providing the 
opportunity for our residents and voucher recipients to receive access to 
free, local live theatre and films. In total, 52 households with 188 
individual members have opted to be on our regular theatre ticket call list. 
We are thrilled to be able to offer this service! Below is an email from a 
resident of Fawcett Avenue, expressing her appreciation for the 
opportunity: 

 
“Hello, 
 
I want to thank you for providing this service to clients. Robert Louis and 
Stacey, offered me tickets recently and they were a blessing. I was able to 
share the opportunity of seeing children's professional theater and film 
with youngsters who would most likely, never have been able to 
experience such an event, due to economic and social restrictions. Should 
there be any more performances in the future I would love to participate. 
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Thank you for taking on such a challenging an important activity for so 
many.  

 
With gratitude to all involved, 
Judith A. Rowland” 

 
3.2.3 OpenDoor Updates 

Program Supervisor of the Rental Assistance Collaboration Team Kendra 
Peischel, is now Community Services’ Subject Matter Expert (SME) on 
OpenDoor. Kendra, in collaboration with IT and SalesForce contractor, 
Protivity, has been working extensively on Community Services’ 
reporting, database functionality, and data accuracy needs. We hope to 
have an updated Board report template next month that is supplied entirely 
by OpenDoor reports. 

 
4. RENTAL ASSISTANCE AND LEASING: Julie LaRocque, Associate Director of 

Client Services 

Moving to Work (MTW) baseline voucher utilization is reported at 94.5% for the month 
of January, 2018.  

 
Below is a breakdown of the utilization of THA’s special programs and project based 
vouchers: 
 

Program Name Units 
Allocated 

Units 
Leased  

 
Shoppers 

 
Percentage Leased 

VASH (Veterans 
Administration Supportive 
Housing) 

177 153 18 86% 

NED (Non Elderly 
Disabled) Vouchers 

100 93 8 93% 

FUP (Family Unification 
Program) 

50 46 2 92% 

CHOP (Child Welfare 
Housing Opportunity 
Program) 

20 15 5 75% 

McCarver Program 50 36 7 72% 
CHAP (College Housing 
Assistance Program) 

150 26 47 17%* 

TOTAL  547 369 87 67% 
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* The CHAP program is currently over issuing vouchers in an attempt to increase 
utilization. TCC is taking applications for the CHAP expansion. These numbers make a 
large impact on the total for these Special Programs. Referrals are coming in quickly which 
is shown by the number of clients currently shopping.   
 

Project-Based Properties Units Allocated Units Leased  Percentage 
Leased 

Bay Terrace 1 & 2 72 69 96% 
Eliza McCabe Townhomes 10 10 100% 
Flett Meadows 14 12 86% 
Guadalupe Vista 40 36 90% 
Harborview Manor 145 144 99% 
Hillside Gardens 8 5 63% 
Hillside Terrace 14 11 93% 
Nativity House 50 45 90% 
Pacific Courtyards 23 20 87% 
New Tacoma Phase II 8 8 100% 
Salishan 1-7 340 337 99% 
Tyler Square 15 14 93% 

TOTAL 739 711 96% 
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PROPERTY MANAGEMENT 



 
TACOMA HOUSING AUTHORITY 

 

902 South L Street, Suite 2A • Tacoma, Washington 98405-4037 
Phone 253-207-4400 • Fax 253-207-4440 

 

Date: 
 

February 28, 2018 

To: THA Board of Commissioners 
 

From: 
 

Frankie Johnson 
Director of Property Management 
 

Re: Property Management Monthly Board Report 

 
1.  OCCUPANCY OVERVIEW 

 
1.1 Occupancy 

 
 

 
 
 
 
 
 
 
 
 
Unit occupancy is reported for the first day of the month. This data is for the month of 
January 2018. The chart above now reflects all of the THA units for a total of 1,308. 
 

1.2 Vacant Unit Turn Status 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
  

PROPERTY UNITS 
AVAILABLE 

UNITS 
VACANT 

UNITS 
OFFLINE 

UNITS 
OCCUPIED 

% MONTH 
OCCUPIED 

% YTD 
OCCUPIED 

All Hillsides/Bay 
Terrace 206 2 0 204 99% 99% 

       
Family Properties 118 0 0 118 100% 100% 
       
Salishan 631 0 0 631 100% 100% 
       
Senior/Disabled 353 3 0 350 99% 99% 
All Total 1,308 5 0 1,303 99% 99% 
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All Turns - Performed by THA and Contractors
Today's Date 2/13/2018

Select End Month & Year January 1 2018
December 12 2017
November 11 2017
October 10 2017
September 9 2017

Beginning Month August 8 2017

6-months - based on month and year selected from orange cell

Year Month
Total Number 
of Turns

Total THA 
Turns

Total Meth 
Turns

Avg. Total 
Days

Avg. 
Downtime 
Days

Avg. 
Maintenance 
Days

Avg. Leasing 
Days

2018 January 4 4 0 46.0 2.5 18.0 25.5
2017 December 11 11 0 49.7 2.9 21.2 25.6
2017 November 5 5 0 57.8 2.2 27.0 28.6
2017 October 10 10 0 36.7 3.9 14.6 18.2
2017 September 20 20 0 74.5 2.5 4.7 65.0
2017 August 8 6 0 19.2 1.0 11.2 7.0

Year Month
Total Number 
of Turns

Total 
Contracted 
Turns

Total Meth 
Turns

Avg. Total 
Days

Avg. 
Downtime 
Days

Avg. 
Maintenance 
Days

Avg. Leasing 
Days

2018 January 4 0 0 0.0 0.0 0.0 0.0
2017 December 11 0 0 0.0 0.0 0.0 0.0
2017 November 5 0 0 0.0 0.0 0.0 0.0
2017 October 10 0 0 0.0 0.0 0.0 0.0
2017 September 20 0 0 0.0 0.0 0.0 0.0
2017 August 8 2 0 115.5 1.0 94.5 20.0

All THA Turnover Information

All Contracted Turnover Information

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
The average unit turn time for the month of January was 46 days for four (4) routine unit 
turns by Tacoma Housing Authority (THA) staff. 
 
Routine - units with repairs that fall under the category of normal wear and tear that can 
be repaired within 5-15 days.  
 
Extraordinary- units with heavy damage as a result of the tenancy, including meth, 
extensive damage and casualty loss that cannot be repaired in less than 30 days. 
 
Exempt - units with special circumstances, such as transfers, temporary hotel holds or 
moves relating to a Reasonable Accommodation. 
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Exempt Unit 
 
2342 South G Street #208: This was a Reasonable Accommodation (RA) transfer. The 
tenant was hospitalized one day before the move in October 2017 and remained there 
until January 2018. Staff worked with the tenant’s siblings and Client Services to remove 
his personal items from the unit. This process was delayed due to excessive contents 
(hoarding). Contractors could not be scheduled until the contents were removed.  
 
Note: This unit is reported as exempt due to the circumstances of the Reasonable 
Accommodation. This unit is NOT reflected in the unit turns numbers above. 
 
 Proposed Changes for Improvement in Unit Turn Times: 
 
• Downtime - Start the unit turn process within 1 day of vacancy. Reduce downtime 

to 1 day. 
 

• Repair make ready 
 Identify appropriate staffing levels needed to complete maintenance work 

during the move-out inspection.  
 Procure contractors who will respond to request for service if needed that have 

the appropriate staff to assign multiple units. 
 Increase inspections to deter heavy damage at move out. 
 Unit work every working day. Unit is the sole priority by assigned staff. 
 Use of tracking charts to monitor projected progress. 

 
• Leasing 
 Prescreen to identify ready applicants.  
 Site-based leasing. Concentrated efforts on units. Each property staff will be 

responsible for the leasing efforts to fill their units. 
 THA staff will undergo training to better lease out units that are not 

subsidized. THA is competing with the open market in some cases. Having 
better tools and tactics will be helpful to attract applicants that will accept the 
units in a timelier manner. 

 
Proposed 
 

Downtime Repair Make ready Vacant Total days 
1 17 2 20 

     
1.3 THA Meth Data Trends 

 
Per July 2017 Board discussion, Meth information will be included only when there are 
updates to report.  
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Property Name Routine Urgent Emergency Grand Total
6th Ave Apartments 13 1 14

Bay Terrace Phase One 39 5 44

Bay Terrace Phase Two 12 1 13

Bergerson Terrace 34 13 47

Dixon Vil lage 18 2 20

E.B. Wilson 41 1 42

Fawcett Apartments 3 1 4

Hillside Terrace 1500 Block 3 1 4

Hillside Terrace Ph 1 4 1 5

Hillside Terrace Ph II 14 1 15

Ludwig Apartments 12 1 13

North G St 14 1 15

North K St 3 3

Public Housing Scattered Sites 1 1

Salishan Five 32 32

Salishan Four 36 36

Salishan One 46 46

Salishan Seven 25 25

Salishan Six 28 28

Salishan Three 17 1 18

Salishan Two 37 37

THA-Ludwig Apts. 1 1

Wright Ave 21 1 22

Grand Total 454 29 2 485

Completed WO's by Priority
For Month Ending January 2018

Priority

1.4 Work Orders 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
In the month of January, 100% of emergency work orders were completed within 24 
hours; maintenance staff completed 454 non-emergency work orders with a total of 454 
for the calendar year. The year-to-date average number of days to complete a non-
emergency work order is 6 days.  
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Open Work Orders by Priority BR 
For Month Ending January 2018 

      Priority 
Property Name Routine Urgent Grand Total 

Bay Terrace Phase 
One 2 0 2 

Bay Terrace Phase 
Two 4 1 5 

Bergerson Terrace 1 1 2 
6th Ave Apartments 1 0 1 
Dixon Village 1 5 6 
EB Wilson 25 0 25 
Hillside Terrace 1500 
Block 1   1 

Hillside Terrace Ph 1 2 0 2 
Hillside Terrace Ph II 1 1 2 
North G St 3 0 3 
North K Street 2 0 2 
Salishan Five 6 0 6 
Salishan Four 5 0 5 
Salishan One 6 0 6 
Salishan Seven 8 0 8 
Salishan Six 4 0 4 
Salishan Three 37 0 37 
Salishan Two 1 0 1 
Wright Ave 3 0 3 

Grand Total 112 8 120 
 

Property Management (PM) continues to bring down the number of outstanding work 
orders and improve customer service.  
 
Processes that PM has implemented to improve customer service are as follows: 
• Make every attempt to address routine work orders within five (5) days. When this 

is not possible, contact the tenant and provide them an alternate date that they may 
expect service;  

• Improve communication with the tenants when services will be delayed and/or 
when procurement is needed to service the request; and 

• Close work orders within 48 hours of completion. 
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1.5 Piot Projects 
 

Unit Turn Team: Property Mangement created a unit turn team made up of five 
maintenance staff whose function would be soley to turn a unit once it is vacated. 
Below is a preview of the March Unit Turn Report, since the pilot project began. 
 
Leasing Team: Property Mangement created a leasing team to assist PM in 
minimizing the leasing days that have been problematic for the department this past 
year. This team’s purpose is to have files approved and ready to be leased within 1-
3 days of unit turn.   
 
 
 Property Unit 

Unit 
Size 

Vacate 
Reason Turn 

Actual 
Leasing  Total Turn Days 

Dixon 5419 5 
30 Day 

Termination 2/1/2018 2/6/2018 6   
Wright 112 1 Death 2/2/2018 2/8/2018 8   
Sixth Ave 218 1 Transfer 2/1/2018 2/7/2018 19   
Salishan 3 1839 2 Move Out 2/12/2018 2/12/2018 12   
G St  206 1 Eviction 2/13/2018 2/14/2018 9   

      
54   

     

Avg key to 
Key 11   





 
 
 
 

 
 
 
 
 
 
 

TACOMA HOUSING AUTHORITY 
 
 

 

 

 
 
 
 
 

REAL ESTATE DEVELOPMENT 



 

 
TACOMA HOUSING AUTHORITY 

 
 

902 South L Street, Suite 2A • Tacoma, Washington 98405-4037 
Phone 253-207-4433 • Fax 253-207-4465 

DATE: 
 

February 28, 2018 

TO: 
 

THA Board of Commissioners 

FROM: 
 

Kathy McCormick 
Director of Real Estate Development  
 

RE: Real Estate Development Department Monthly Board Report 
 
1. SALISHAN/HOPE VI 
 
 1.1 Phase II Construction 

 
1.1.1 Area 2A, Community Core Development 

Discussions continue with Bates Technical College and Community Health 
Services regarding the Salishan Core. Staff also showed space at the Family 
Investment Center (FIC) to a local child care operator who expressed some 
interest in providing day care or before/after school programs at this location. 
These discussions are all in the very early stages.  
 

1.2 Salishan Family Investment and Maintenance Shop Renovations 
 

Construction began January 8, 2018, for the renovation of the Family Investment 
Center (FIC) and the Salishan Maintenance Shop. Demolition is complete with 
electrical, mechanical, framing and drywall currently in process in the FIC building. 
Contractor is ahead of schedule and work is satisfactory. Renovation in the 
Maintenance Shop is scheduled to begin in early March. Staff is on site and working 
out of two of the three classrooms during the remodel. 

 
2. NEW DEVELOPMENT 

 
2.1  Bay Terrace – Phase II 

 
Construction is 99.9% complete. We continue to work on remaining punch and other 
items until we are satisfied the work has been completed.  
 
Absher Construction is addressing the Building J roofing issues. Absher has 
agreed to the following: 
Lower Roof – Complete removal and replacement. 100% of the lower roof has been 
replaced to date. The contractor has a few punch list items to complete. 
Upper Roof - The upper roof replacement is 100% complete with the exception of 
punch list items. The entire roof had to be replaced. 
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ADA Parking Stalls 
 
The contractor reinstalled the ADA parking stalls to the correct slope. The City has 
approved the recommended fix proposed by our civil engineer. The contractor has 
priced the alley regrade and will be submitting a schedule to complete the work. 
 
NOTE: The following information is based on Draw 17 for period ending 7/31/2017. There 
have been no budget changes since the last report. 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Absher Construction’s Total Resident Employment, and M/WBE and 
Apprenticeship goal commitment and monthly utilization: 
 

  
GOAL 

 
PREVIOUS 
ACTUAL 

 
FINAL AS OF 

8/31/2017 
MBE 10% 13% 13% 
WBE 8% 12% 12% 

Section 3 Business 10% 14% 14% 
Section 3 New Hires 30% 29.41% 29.41% 

Apprenticeship 15% 13.05% 13% 

Budget 
    % Complete 99.9% 

   
Item 

Original 
Budget Revised Budget Expended Balance 

Soft Cost Inc. Reserves 4,861,258 4,904,798 2,973,739 1,931,059 
Interest Reserve 1,000,369 1,000,369 217,609 782,760 
Hard Cost Inc. 
Contingency 16,980,410 17,096,870 16,159,233 937,637 

Total Budget 22,842,037 23,002,037 19,350,581 3,651,456 
Owner’s Contingency 880,000 880,000 880,000 0 
Additional Sponsor Loan 
for Owner Changes  $160,000 $70,734.35 $89,265.65 

  
Building J – At Court G Building H – At Court G 
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3. OTHER PROJECTS 

   
3.1  James Center North 
 

Background 
THA purchased James Center North as it offers a unique opportunity to acquire a 
property that is attractive for public and private developers. It is positioned in such a 
way to be redeveloped to provide both market rate and affordable rental housing in a 
mixed-use setting that is adjacent to a transit center and within walking distance of 
grocery stores, parks and Tacoma Community College (TCC). 
 

 Capital Improvements 
RED has received a low bid of $68,998.00 from MRM Services. Required 
documentation has been received and a contract has been executed for the bid 
amount. Demolition and paving is expected to be completed by the end of February.  

 
 Leasing 

A listing agreement for leasing the property has been executed with CB Danforth 
and a lease up strategy has been determined. The property is being actively marketed 
and prospective tenants are touring the vacant spaces. 
• Community Youth Services (CYS) is using one of the vacant spaces as 

storage for their winter donations  
• Month-to-month leases are being renegotiated with tenants to extend for 2-3 

years at market rents to stabilize cash flow and allow for THA flexibility to 
redevelop.  

 
Predevelopment 
A contract has been executed with Urban Land Institute (ULI) to host a Technical 
Advisory Panel as part of the kick off for predevelopment activities. The Panel is 
expected to meet March 16th. Details for the event and a list of stakeholders are 
being determined. 
 
Finance 
The first interest payment has been sent to Enterprise for the REDI Loan. Property 
cash flow is steady and work orders are minimal. Previously identified capital 
improvement repair items are being regularly addressed. Repair costs are consistent 
with feasibility estimates. 
 
Reporting 
The first biannual report has been sent to Enterprise. They are satisfied with our 
progress and communication. Enterprise staff will be invited to the ULI event as 
well. 
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3.2  Public Housing Scattered Sites 

 
Former Public Housing Scattered site homes are being rehabilitated and sold at 
market value. To achieve affordability for households earning 50% to 80% of the 
Area Median Income (AMI), THA will place a restriction for the difference between 
market value and the effective sales price on the property. The effective sales price 
is what a buyer earning 50% to 80% of the AMI can afford. The value of the 
difference between the market value and effective sales price will be captured in the 
restrictive covenant in the form of a forgivable loan of which 20% of the loan value 
will be forgiven every year.  
 
3.2.1 Two homes have been purchased by residents of public housing. One of these 

buyers was a priority 1 buyer. 
 
3.2.2 The following chart shows the number of units sold, listed, sold price and net 

proceeds. 
 

Units Sold Combined 
Market Value 

Combined 
Sold Price 

Combined 
Rehab Costs 

Total Sales 
Costs Net Proceeds 

21 $4,355,000.00 $4,364,964.60 $510,008.00 $906,079.16 $2,943,877.44 

Units Listed Market Value List Price Rehab Costs Sales Costs 
Estimated 

Projected 
Proceeds 

3 $667,000.00 $667,000.00  $94,300.00 $105,000.00 $467,700.00 
Units in 

Construction 
Scope 

Preparation Occupied  
  4 5 0 

    

  
5814 Swan Creek - Listed 
 
3.2.3 Rehabilitation Work on Scattered Site Units and Sold: 
 

• Bids for the rehabilitation work on 4 houses were received. Libby Builders 
and Able GC have presented the lowest bids for the next 2 rehabilitation 
projects. Contracts are being drawn up with these two contractors to begin 
the rehabilitation work. 6750 E. B Street, 4909 NE 35th Street, 618 S. 
Prospect, and 3008 S. 13th St. will be under construction from mid-February 
to mid-April. 
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• 21 houses sold, 13 houses remain  
• Final 5 houses in scoping process 
• All tenants have been relocated 
• CYS is occupying 120 Bismark to temporarily house homeless youth. They 

are consistently at capacity. Staff have been asked to research selling this 
house to CYS for a permanent Crisis Residential Center. 

• 2225 E. George Street has been completed and is listed for the amount of 
$225,000. 

• 5814 Swan Creek and 4823 E. M Street have been listed for sale and are 
awaiting offers from eligible buyers. 

• Relocation for the last household with children is complete. Households 
were given over 90 days to relocate. These 90-day notices were scheduled to 
allow for relocation over the summer months. Due to low availability of 
affordable housing in Tacoma, some households needed an extension to 
utilize their vouchers. THA has granted these extensions and all residents 
have utilized their vouchers. 

 
3.3 Consulting and Community Engagement 
  
 Staff is working with the Korean Women’s Association (KWA). They asked THA to 

be their development advisor for a 45-unit senior building in response to a City of 
Tacoma RFP for a developer for property located at 9th and MLK. Unfortunately, 
KWA was not chosen for this project  

 
3.4 New Look (aka Alberta J. Canada) Capital Planning and Resyndication 
  

The closing for the financing occurred and the contractor’s notice to proceed was 
issued on January 22, 2018. The subsidy tied to the Enclave has been transferred to 
Alberta Canada and will free up the Project Based Vouchers assigned to this property 
for other uses.  

 
3.5  Community Youth Services (CYS): Arlington Drive Property 

  
The City of Tacoma allocated $700,000 to the Tacoma Community Redevelopment 
Authority (TCRA) and $250,000 in CDBG funds for the development of the Crisis 
Residential Center (CRC). Pierce County is contributing $250,000. Staff have also 
completed a proposal request for another $500,000 in capital from Pierce County. 
SMR Architects has completed the master site planning and related preliminary 
work. A portion of the SMR work will be reimbursed as part of the City of Tacoma 
agreement and THA will fund the balance. CYS has advised THA that they will add 
HOPE beds as part of the Crisis Residential Center operations. HOPE 
Centers/Responsible Living Skills Program (RLSP) is the Washington State 
Homeless, Youth Prevention/Protection and Engagement Act (HOPE). HOPE 
Centers are temporary residential placements for street youth. Youth can remain in a 
HOPE Center for up to 30 days while they receive assessment services and a 
permanent placement is identified. HOPE Centers are intended to stabilize an 



February 2018 Board of Commissioners Meeting 
REAL ESTATE DEVELOPMENT DEPARTMENT MONTHLY REPORT 
Page 6 
          

THA RED REPORT 2018-02-28       Page 6 
 

adolescent, perform comprehensive assessments of the youth's physical and mental 
health, identify substance abuse problems and educational status, and develop a long-
term permanent plan. This change will require a modification to the development 
agreements THA has negotiated with the City of Tacoma. Community Youth 
Services (CYS) will provide the supportive services to the CRC.  
 
THA will also develop a portion of the site for rental housing for homeless young 
adults ages18-24. THA will fund this development with LIHTC and related sources. 
The initial costs to THA for planning the CRC will not exceed $50,000.  
 
The design development is complete and an initial cost estimate completed. The cost 
estimate is significantly higher than anticipated because this project has to meet 
commercial codes and specific licensing requirements. Staff started conversations 
with the City of Tacoma, Pierce County and others about covering these additional 
costs.  
 
THA has engaged the Corporation for Supportive Housing to assist with issuing an 
RFP for a service provider for the rental housing component of the Arlington 
Campus. An executed agreement with a service provider is an important factor in 
obtaining state and local funding, including 9% tax credits. Services to be offered to 
homeless young adults are a core component of long term success for this project. 
THA will apply for an allocation of 2019 tax credits for the rental housing 
component of this project. The Washington Housing Finance Commission intends to 
seek approval at its February, 2018, Board of Commissioners’ meeting to consider 
forward allocating some or all of their 2019 tax credit allocation. If this is approved, 
it may accelerate the current January, 2019, round to a proposed June, 2018 round.   
 
The firm of BDS Planning and Urban design was selected as the consultant for the 
community engagement and consultation effort. The fourth Community Advisory 
Committee meeting was held October 12th at the FIC.  

 
3.6  Allenmore Brownstones 
 

The seller of the Allenmore Brownstones accepted THA’s offer to purchase the 
property and the Purchase and Sale Agreement has been executed. We are in the due 
diligence and financing phase at this time.  

 
4. DEVELOPMENT PIPELINE PROJECTS 

 
4.1 1800 Hillside Terrace Redevelopment 

 
The 1800 block of Hillside Terrace was demolished during the Bay Terrace Phase I 
redevelopment. Staff submitted a Housing Trust Fund application to the Department 
of Commerce on October 9, 2017, in response to a Stage 2 NOFA although at the 
time, the State did not have an approved budget for funding. A budget has since 
been approved and staff await a decision on its application for Housing Trust Funds. 
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Staff submitted a 2018 9% tax credit application and anticipates a successful 
allocation of tax credits. 
 
Staff purchased two adjacent single-family homes in anticipation of developing this 
site and demolition of these two homes is complete. Clean up, site grading, seeding 
and a fence has been installed around the property for liability mitigation purposes. 
 

4.2 Intergenerational Housing at Hillsdale Heights 
 
The Executive Director met with Many Lights and Catholic Family Services to 
discuss a potential partnership between the three agencies. Safe Streets has been 
selected as the consultant for the community engagement and consultation for the 
project. Their work was slated to begin in 2018; however, this may be delayed for 
several months. THA will likely issue an RFP to select the service provider. 
 

4.3  Hilltop Lofts and THA Owned Properties Master Development Plan  
   

THA and the City extended the timeline by two years for THA to develop the 
Hilltop Lofts project. The Council approved the extension request at its November 3, 
2015, meeting.  The Quit Claim deed was recorded January 18, 2018. According to 
the Covenants recorded the same day, financial feasibility needs to be determined by 
April 30, 2018, and permanent financing needs to be in place by June 1, 2020. Staff 
is reviewing financing options for this site. THA is now managing the lease for the 
Mr. Mack store.  
 

4.3.1 City of Tacoma 311 Mobilization 
 RED, in partnership with the Hilltop Action Coalition, will facilitate the 

outreach and mobilization so that residents of the Hilltop understand and use 
the City’s 311 customer service line. This will be completed through a series 
of workshops, events, canvassing and literature creation. The agreement with 
the City has been executed and planning work initiated.  

 
5. Renew Tacoma Housing, LLLP 

 
5.1  Construction 
 
 
 
 
 
 
 
 
 
 
 

Property 
Construction 

start 
Construction 

schedule complete 
Units 

complete 
Units 

underway 
Units 

remaining 
Bergerson 5/4/2016 12/27/2016 72 0 0 
E.B. Wilson  5/4/2016 12/27/2016 77 0 0 
Dixon Village 9/16/2016 12/27/2016 31 0 0 
Ludwig 6/23/2016 3/15/2017 41 0 0 
Fawcett 1/9/2017 5/24/2017 30 0 0 
K Street 10/11/2016 3/27/2017 43 0 0 
Wright Street 2/6/2017 10/5/2017 58 0 0 
6th Avenue 4/1/2017 9/26/2017 64 0 0 
G Street 3/7/2017 9/7/2017 40 0 0 
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2016 Projects: Bergerson, Dixon and E.B. Wilson 
The Certificates of Substantial Completion were issued on December 27, 2016, for 
Bergerson, Dixon and E.B. Wilson sites required to be delivered in 2016 and the 
tax-exempt bond “50% test” was met for each site.  

 
2017 Projects: Ludwig, Fawcett, K Street, 6th Avenue, Wright, G Street 
The Certificates of Substantial Completion were issued on December 21, 2017, for 
Ludwig, Fawcett, K Street, 6th Avenue, Wright and G Streets and the tax-exempt 
bond “50% test” met for each site. 

 
  5.2 Relocation 

 
All units are complete at E.B. Wilson. No more relocation activity is happening. 
Relocation activity ended October, 2016. 

 
All units are completed at Bergerson Terrace. No more relocation activity is 
happening. Relocation activity ended October, 2016. 

 
All units are completed at Dixon Village. No more relocation activity is happening. 
Relocation activity ended December, 2016.  
 
All units are completed at Ludwig. No more relocation activity is happening. 
Relocation activity ended February 27, 2017. 
 
All units are completed at North K Street. No more relocation activity is happening. 
Relocation activity ended March 1, 2017. 
 
All units are completed at Fawcett Street Apartment. No more relocation activity is 
happening. Relocation activity ended March 17, 2017. 
 
All units are completed at North G Street. No more relocation activity is happening. 
Relocation activity ended May 15, 2017. 
 
All units are completed at Sixth Avenue Apartments. No more relocation activity is 
happening. Relocation activity ended August 3, 2017. 
 
All units are completed at Wright Street Apartments. Relocation activity ended 
October 5, 2017.  

 
5.3  Watch list 
 

Environmental – The Department of Ecology (DOE) issued a No Further Action 
letter for 6th Street. 
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DOE required additional testing at K and Wright Streets. THA’s environmental 
consultant developed work plans and presented them to DOE for comments. 
Fortunately, DOE supported the lower cost option for clean-up at Wright Street. As 
noted below, the consultant is working with the DOE to complete the final steps for 
Wright and K Street closeout and issuance of No Further Action letters.  

 
K Street: 
THA and its consultant were informed by the DOE that the K Street plan looks good 
and only requires minimal additional testing. Vapor testing to the elevator pit was 
performed to assure there are no toxic emissions. The testing is complete and there 
are no vapor issues. THA’s consultant prepared the Remedial Investigation and 
Feasibility Study and recommendation report that DOE reviewed in April. THA and 
its consultant met with DOE staff the end of May. DOE’s opinion letter stated that 
they recommended 3-4 monitoring events and long-term monitoring at longer 
intervals over the next 5 years. 
 
On August 31, 2017, Robinson Noble constructed three groundwater monitoring 
wells and collected groundwater samples for laboratory analysis. 
 
DOE is currently reviewing the Environmental Covenant language. Once the 
Environmental Covenant is executed and filed of record, DOE will issue the No 
Further Action letter.  
 
Wright Street: 
Contaminated Dirt: THA staff and Robinson Noble met with DOE and a report with 
mitigation requirements was received from DOE. At the meeting, Ecology staff 
verbally reported that two monitoring wells and long-term monitoring will be 
required. Department of Ecology staff verbally stated that removal of dirty dirt is not 
required because of the cost and anticipate they can issue an No Further Action 
letter. 
 
Underground Storage Tank: Robinson Noble’s recent investigation confirmed that 
there isn’t an underground storage tank.  
 
On August 17, 2017, Robinson Noble drilled three more test borings and constructed 
two groundwater monitoring wells. The results of the soil borings will indicate if the 
dirty dirt has moved upward. The contamination is likely bunker oil. DOE is 
currently reviewing the Environmental Covenant language. Once the Environmental 
Covenant is executed and filed of record, DOE will issue the No Further Action 
letter.  

 
It is our understanding that the neighbor’s property was recently sold. Prior to this, 
Robinson Noble suggested that THA buy the contaminated portion of the neighbor’s 
property or encumber the property with an environmental covenant or acquire the 
entire property. The property owner may object to the covenant. If it is the case that 
the property is sold, we may still offer to buy the portion with the contamination and 
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offer the neighbor an easement to continue using it for parking or consider buying 
the entire parcel. Environment condition exists only on the edge adjoining THA 
property. Of two test bores, one tested clean and the other dirty. The toxic dirt is so 
far below the surface that no risks for gardening exist right now. 
 
THA staff made the decision that it will not pursue further legal action against 
Superior Linen. THA will continue to pursue grants that may reimburse some of the 
environmental cost. 
 

5.4  Issues Encountered/Status 
 
Elevators 
Modernization of elevators is complete with the exception of one of the Ludwig 
elevators. Ludwig’s elevator requires that the single bottom jack be replaced. The 
cost of the work ranges from approximately $50,000 to $175,000. The range is 
based on whether or not the existing jack hole is plumb and cased or jacketed to 
prevent hole collapse once the existing jack is removed. These conditions hinder 
installation of the new jack. There are funds to cover the cost.  

 
The following information provides a status as of Draw #19.  

 
Budget Total budget Expended Outstanding 

Soft Costs* $24,023,498 $10,533,299 $13,490,199 
Construction 

(includes owner’s 
contingency) 

$33,155,555 
(includes $500,000 
reallocation from 
Environmental 

Escrow + 
$100,000 seismic 
bracing release) $34,067,779 ***($312,224) 

Environmental 
Escrow $3,500,000 **$1,100,000 $2,400,000 

 *Excludes $30,640,000 Site/Building Acquisition expended at closing draw. 
**$600,000 reallocated to construction budget due to 6th Avenue “No Further 
Action Letter” issued by DOE. $500,000 reallocated to construction due to 
significant progress on K and Wright Street remediation.  
***Excess “soft cost” budget will cover the $312,224. Extra construction work was 
required to meet the 50% test.  

 
5.5  Walsh Construction - MWBE and Section 3 Reporting 

 
 GOAL ACTUAL AS OF 5/31/2017 

MBE 14% 8.78% 
WBE 8% .29% 

Section 3 Business ---- 7.41% 
Section 3 New Hires 30% 27.78% (20 new hires) 
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Section 3 New Hires: 
 
• The above information represents a combination of Section 3 hires that were 

hired by Walsh prior to the start of Rental Assistance Demonstration (RAD) 
and subsequently assigned to RAD and new Section 3 hires in which their 
initial assignment is the RAD project. 

 
Also please note that the above information is a computation of the % of new 
hires that meet the Section 3 guidelines under RAD. There were 70 hires 
total for the RAD project. 

 
Walsh provided some context for why meeting the Minority and Women 
Business Enterprise (MWBE) goals is a challenge: 
 
• The small work scope is such that it is difficult to package scopes into 

smaller packages to achieve minority and MWBE results. This is easier to do 
on larger, single purpose projects; 
 

• The RAD project is complex and maintaining the aggressive schedule is 
critical. There are significant consequences to any delays in the work. For 
example, the investor is expecting delivery of 3 projects by the end of 2016. 
If any one of the projects is not delivered, there is a serious financial and 
reputational risk. Also, if there are delays in the work, the project will face 
increased relocation costs; 
 

• AVA Siding is a Section 3 business; however, due to market conditions and 
their work load, RDF Builders has had to step in and take over some of the 
siding scope simply to finish the project on time;  
 

• Cerna Landscaping, WCC’s go-to MBE landscape subcontractor failed on 
the Bergerson project, again due to an excessive amount of work that they 
could not complete;  

 
• There has been difficulty identifying MWBE subs; unfortunately Walsh’s 

outreach results were not what they had hoped; and, 
 

• Walsh’s outreach efforts, such as town hall meetings, advertising, speaking 
at National Association of Minority Contractors (NAMC) meetings, and 
phone calls were outstanding. We simply had trouble finding MWBE 
subcontractors. It is possible that this can be attributed to the significant 
amount of work underway in the South Sound. 
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RESOLUTION 2018-02-28 (1) 
 

Date: February 28, 2018 

To: THA Board of Commissioners 

From: Michael Mirra 
Executive Director 
 

Re: Amendment 1 to THA’s 2018 MTW Plan 

 
Each year Tacoma Housing Authority (THA) submits an annual Moving to Work Plan. 

From time-to-time THA must amend these plans to account for changes that arise. This 
resolution would approve two amendments to THA’s 2018 MTW Plan:  

 
(1) HUD has assigned to THA a baseline number of households THA is to 

serve as a MTW agency.  THA will continue to plan to serve substantially 
this number.  This change to THA’s MTW acknowledges that, because of 
Tacoma’s steeply rising rental market and THA’s flat funding, THA 
expects to serve 95% of that number; 
 

(2) In previous submissions to HUD, THA states its intention to sell Arlington 
Drive near Salishan.  This change will state THA’s intention to retain 
property at Arlington Drive and use it as a campus to house and serve 
homeless youth and young adults.  

 
Background 
 
This resolution seeks approval to submit an amendment to THA’s 2018 MTW Plan. The 
amendment addresses two topics outlined in the following sections 1 and 2: 
 
1. LOWER THE NUMBER OF HOUSEHOLDS THA PLANS TO SERVE WITH ITS 

FEDERAL FUNDING 
 

The first amendment to the MTW plan would lower THA’s expected utilization 
rate from 100% to 95% of the baseline number of families that in 2010 HUD assigned to 
THA. HUD expects THA to serve this number every year. THA has been doing that up 
until last year. This year the rising costs of Tacoma’s new, brutal rental market and 
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continued flat funding make this unsustainable. We come to this proposal after extensive 
analysis and community consultation. We also have had informal, though very helpful, 
consultation with our HUD staff. We understand from those discussions that this proposal 
will be acceptable to HUD as long as we are thoughtful and thorough about our approach 
and that we adequately explain our choices. This resolution, and the many supporting 
documents and documentation, do that. They include the 90-page staff analysis the Board 
received last month, and the record of an extensive community consultation. 

 
Each year THA budgets for its upcoming fiscal year. THA’s fiscal year aligns 

with the calendar year. On December 13, 2017, the THA Board adopted a THA budget 
for fiscal year 2018. The annual budget reflects an estimate of the expected revenues and 
expenditures for each of its departments and major programs. The budget denotes 
strategic choices.  
 

To write a budget, THA must presume on the expenditures necessary for its rental 
assistance programs. These programs are THA’s largest, measured by either persons 
served or money spent. 
 

The calculation begins with a requirement of the MTW statute. That statute 
requires that each MTW agency plan to serve “substantially the same” number of 
families we would serve if we were not MTW. HUD and the MTW agencies have 
contended over the meaning of this requirement for the past several years. HUD assigns 
to each MTW agency a “baseline” number of families calculated from the number each 
agency was serving right before it became an MTW agency. For THA, which became an 
MTW agency in 2010, our baseline number for 2018 is 4,570.  
 

HUD has recently clarified its view that the requirement to serve “substantially 
the same” as the baseline number means serving the baseline number. This is called 
100% utilization. In the discussions with HUD over its interpretation, THA has offered 
its legal opinion that HUD’s interpretation clashes with the statute. For example, we do 
not understand how under the statute and case law “substantially the same” can mean the 
same thing as “same”.  I attach a copy of my February 2, 2017 letter to HUD offering this 
view. But our view did not prevail with HUD. 
 

Up to 2017, THA has been able to reach HUD’s required 100% utilization rate 
easily enough. However, beginning in 2017, the steeply rising Tacoma rental market 
caught up to us. That market had been rising quickly since 2015. Tacoma’s rental market 
is now among the fastest rising in the nation. That market presents two different and 
reinforcing challenges to our families, our budget and our utilization rate.  
 

First, in response to this rising market, THA has been increasing the value of the 
rental subsidy for the same number of vouchers in use. This is THA’s attempt to keep its 
voucher competitive in the market. This has direct budget consequences. THA has 
increased the aggregate amount it has spent on rent payments for the same number of 
families by $600,000 each year for the past three years, for an accumulating total increase 
of $1.8 million. We have done that by redirecting funds from reserves and other uses. We 
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do not see an end to the market’s rise. For 2018, we expect the rising cost to THA of 
subsidizing same number of vouchers to be an additional $625,000. This increase is not 
sustainable at 100% utilization.  
 

The market has a second effect that also lowers utilization. As market vacancies 
diminish, landlords get fussier. Our families do not compete well against other tenants 
with stronger credit or rental histories or who have the cash to pay climbing application 
fees, security deposits or even to prepay rent for several months, all in the competition for 
apartments. The inability of our families to compete shows in their shopping failure rate. 
About 40% of our families who receive a new voucher from THA, after waiting years for 
it, cannot find a landlord willing to rent to them within the 3 months they have to use it. 
They require extensions of up to another 6 months, and more frequently longer. This 
keeps vouchers unused longer.  As a result, our utilization rate declines. 
 

At the same time, THA has received no increase in funding. Indeed, our funding 
has been essentially flat since 2013. We do not see any plausible prospect for notable 
funding increases in 2018 or beyond. 
 

HUD does not adjust the baseline number to account for either these changes in 
our rental market since 2010 or flat congressional funding. In such a circumstance, the 
arithmetic tells us that we simply cannot serve the same number of families at such 
increasing costs with flat funding. 

  
THA has four options.  I describe them in the next section. The Board considered 

all of them when adopting the 2018 budget. At the Board’s direction, THA’s 2018 budget 
adopts the fourth option. Pursuant to that option, while the budget does fund efforts to try 
for 100% utilization rate, it presumes that we will end up with a 95% utilization rate. 
Here are the four options and the reasons why the Board chose the fourth one.   

 
I continue to recommend that fourth option. This recommendation is based upon 

extensive staff analysis. That analysis shows in the 90-page report the Board received last 
month. This recommendation is also based upon extensive consultations. We have 
undertaken a wide-ranging consultation with our community: people presently receiving 
our services; people on out waiting; participating landlords; other housing and service 
organizations; advocates and legal services; public and elected officials; and foundations.  
A Section below, and a detailed attachment, recounts the details of who we consulted and 
what we learned.  This proposal is also based on important, though informal, consultation 
with our HUD partners. 

 
1.1 THA’s Four Options and the One We Recommend: the Fourth One 

 
1.1.1 First Option: Lower the Value of Vouchers: “Thin the Soup” 

We could lower the value of our vouchers to spread the money over more 
families and perhaps raise our utilization rate. We did this in 2010 in 
response to that year’s Congressional funding shortfalls. Doing that 
allowed THA to avoid removing anyone from our programs for lack of 
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funds. THA calls this option “thinning the soup”. This first option would 
have us thin the soup further and further reduce the value of our voucher. 
We judge that doing this in 2018 would be a mistake. Our market is much 
tighter now. Our present voucher values are having trouble competing in 
the market. Lowering their value further would make them even less 
competitive and instead may lower rather than raise our utilization rate. 

 
1.1.2 Second Option: Favor Higher Income Households 

We could purposefully redirect vouches away from lower-income 
households to higher income households. Doing this may increase our 
utilization rate in two ways. First, those higher income households are 
probably more competitive in the market than lower-income households. 
Second, vouchers for those higher income households cost less because 
these households pay more of the rent. However, the Board did not favor 
this option because it would clash directly with THA’s strategic objective 
that directs us to “focus this assistance to meet the greatest need.” 

 
1.1.3 Third Option: Redirect Money from Other Services and Purposes 

THA money on other services and capacities. For example, THA spends 
$3.4 million on supportive services, the Education Project, and 
administrative support. Doing that effectively reduces the number of 
vouchers we support.  I attach a chart showing this. A third option would 
redirect funds from these other services, support and investments to pay 
for the increased cost of 100% utilization. We do not propose we do that. 
We do not propose it for two main reasons: (1) Those services are 
valuable and they increase utilization rates; (2) cannibalizing THA to pay 
for more vouches would be sustainable. Here are some details: 
 
(a) THA Should Not Defund Services That are Valuable and That 

Improve Utilization Rates 
THA should not defund services that are valuable and that help to 
increase utilization rates. These services include the following: 

 
● THA’S PORTFOLIO OF HOUSING 

THA should not redirect expenditures used to maintain its 
portfolio. Congress does not fully fund the cost of 
maintaining our portfolio. It funding levels has ranged from 
80% to 90% of what HUD calculates to be necessary. THA 
spends dollars to backfill this underfunding. We do not 
recommend redirecting these dollars from the portfolio to 
vouchers, for three reasons:  

 
● RAD REFINANCING REQUIRES THIS FUNDING FOR THE 

PORTFOLIO  
In our RAD refinancing of the portfolio, the tax credit 
investors and lenders required THA to commit dollars as a 
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condition of their investment. While Congress may find 
underfunding of the portfolio acceptable, these investors 
and lenders did not.  We cannot claw back these dollars 
without imperiling those investments;  

 
● THA NEEDS TO MAINTAIN THE PORTFOLIO BECAUSE IT 

SERVES THA NEEDIEST FAMILIES  
THA needs to maintain the portfolio in good shape because 
it serves our neediest families who do not do well in the 
private rental market even if they had a voucher. These 
include families who do not speak English, those with 
disabilities, those with weak credit or rental histories and 
those who face discriminatory rental practices that exclude 
them from the private market. To this extent, the portfolio 
increases the utilization rate more than an equivalent dollar 
amount spent on vouchers. 

 
● THA NEEDS TO MAINTAIN THE PORTFOLIO AS PART OF ITS 

GOOD STEWARDSHIP AND ITS OBLIGATION AS A LANDLORD 
AND NEIGHBOR. 
THA needs to maintain the portfolio as part of its 
obligations to be a good landlord and neighbor. In this way, 
the portfolio is different than vouchers. It is also not like 
food stamps, public assistance, Social Security, SSI or 
Medicaid. The government can provide those types of help 
until the money runs out and then tell people to go away. 
When the money runs out on the portfolio, it will still be on 
the ground the next morning filled with families and next to 
neighbors to whom THA owes important legal obligations 
and responsibilities of stewardship. 

 
● SUPPORTIVE SERVICES EXPENDITURES SHOULD CONTINUE 

THA should not redirect dollars from supportive services 
that help our families succeed as tenants. In that way, these 
services raise our utilization rate.  

 
For example, and for the first time, we are budgeting a 
landlord-liaison function to help recruit landlords to the 
voucher program and to help voucher families shop for 
landlords. Our supportive services intervene when 
problems arise in a tenancy. This too will help recruit 
landlords. It will also save tenancies that may otherwise 
end and keep vouchers in use. 

 
These services also are necessary to THA’s mission to 
serve the neediest. Some families need help to stabilize 
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because they come to us from homelessness, domestic 
violence or other trauma. Services make their success as 
tenants a lot more likely. This also makes them more 
competitive as they shop for landlords and in that way 
increases utilization.  

 
These services also drive our mission to help families 
succeed, not just as tenants, but also as “parents, students, 
wage earners and builders of assets.”   

 
(b) THA’s Education Project should continue 

THA should not redirect funding from its Education Project. This 
project is a THA signature initiative. It seeks ways to help the 
people we house or pay to house succeed in school and help the 
success of Tacoma schools and colleges in educating low-income 
students. This project too is central to THA’s mission. 

 
(c) Real estate development expenditures should continues 

THA should not redirect funds from its building and buying of 
properties. THA is buying or building housing to increase its 
portfolio of housing. It is urgent that THA do this as Tacoma 
gentrifies. In five years the only affordable housing in large parts 
of Tacoma and their only measure of racial and economic 
integration will be from housing we now succeed in building or 
buying. We judge that we have 3 to 5 years to do this before the 
land becomes too expensive. Critically, these purchases or 
developments will become the only housing in those 
neighborhoods that will accept THA’s vouchers. We will know 
that these properties will welcome vouchers because THA will 
own the properties. In that way, these expenditures are essential to 
sustain THA’s utilization rate in such a changing market.  
 

(d) Rapid rehousing expenditures should continue 
THA contributes $1.2 million to Pierce County’s Rapid Rehousing 
Program to house homeless families with children and homeless 
young adults without families. These dollars spend on voucher 
could probably serve a greater number of households. We do not 
recommend that THA defund this investment. This investment 
makes THA and its dollars relevant and accessible to people in 
crisis who otherwise fund our mainline voucher and portfolio 
programs irrelevant to them. If amid their crisis of homelessness 
they come to our door, we must tell them that we work off of long 
waiting lists, and that the lists are usually not accepting new 
applicants. Even if they got lucky and came to us during the rare 
times when we are accepting applications, we would let them 
apply but tell them that whether they get on the await list will 
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depend on them winning the lottery we would conduct. And then 
the wait would be years. Even if we gave them a voucher on the 
spot, they would still be months away from housing as they 
shopped for a landlord. Homeless young people do not even come 
to our door because they are young and inexperienced and 
disaffected. These rapid rehousing dollars help THA fulfill its 
mission to these households, “the neediest”. 

 
(e) Administrative services expenditures should continue 

We spend the money it takes to administer THA and its programs 
at a good level of competency and customer service. These 
investments are necessary if we are to attract landlords to rent to 
voucher families. For this purpose, we are investing a lot of money 
to improve our IT and on-line services. We are also enhancing our 
services to voucher families and landlords. For example, THA has 
created a new position for “landlord liaison services”. We plan to 
offer subsidies to help voucher families pay application fees and 
security deposits. We are considering a plan to offer landlords 
limited damage guarantees.   
 
We must always be mindful that these administrative services and 
the money they cost are efficient. We have some benchmarks to 
assure us that they are. First, Congress does not fund us at levels 
that HUD judges it takes to administer the Section 8 program and 
the portfolio. We use funds to backfill these shortfalls. But we do 
not backfill our operations to more than what 100% funding would 
give us. Second, we spend only 6 – 9% (depending on the year’s 
expenditure on real estate development and IT investments) on our 
back office functions of Finance, Administration, IT, HR and 
Executive functions. This is well within the normal range, 
especially for such a heavily regulated business like a housing 
authority. For example, when we receive or award grants or 
contract for services, the terms of the grant or contract commonly 
allow at least 10% and often much more for these administrative 
services. 
 

(f) Cannibalizing THA’s Other Services is Not Sustainable 
THA should not redirect funds from these expenditures because 
doing so is not sustainable. Our rental market is increasing our 
voucher payment costs by $625,000 a year. We do not see an end 
in sight. If we cannibalized our other services and capacities at that 
rate it quickly would so weaken THA that we would not be able to 
function at acceptable levels of competency and customer service. 

 
1.1.4 Fourth Option: Face the Arithmetic  
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When the Board approved the 2018 budget, it chose the fourth option. 
This option would have THA face the arithmetic directly. And this MTW 
plan amendment would ask HUD to face this arithmetic with us. 

 
That arithmetic tells us that it is impossible to serve the same number of 
families at such an increasing cost with flat funding. Therefore, while this 
budget provides services that we hope will get us to 100% utilization, for 
purposes of devising a balanced budget, THA’s 2018 budget proposal 
presumes on a 95% utilization rate. That rate is about where THA‘s 
utilization currently is. If we can stay at that level we will not have to 
remove any family prematurely from the program. 
 

PLEASE NOTE: THA serves other households that HUD does not count or 
credit toward our utilization rate. Yet, THA values them anyway and for critical 
purposes. For example, the budget provides approximately $1.3 million for special 
program initiatives:-E.g: 

 
● Rapid rehousing for homeless families 
● Housing for unaccompanied youth 

 
Funding for special programs like this represents housing an equivalent of 

approximately 140 families per year that somehow does not count toward HUD’s 
baseline. If we did count them toward HUD’s baseline, it would increase our utilization 
rate by 3% or so. Also, we house still other families in our properties that receive no 
HUD funding. Somehow, they do not count either. Counting them would increase our 
utilization rate even further. 

 
2. RETAIN PROPERTY AT THA’s ARLINGTON DRIVE 

THA owns a parcel of property on Tacoma’s eastside. THA had planned to sell that land 
for future developments and it told this to HUD when THA redeveloped Salishan. THA 
now intends to retain property located at 38th and Portland Avenue to provide a Crisis 
Residential Center (CRC) for housing and social services to assist low-income homeless 
youth in Pierce County.  On the balance of the property, we plan 40 to 60 apartments for 
rent to homeless young adults’ ages 18 to 24 years.  I attach a one-page description.  The 
population is either homeless or near homeless; thus by no means exceeding 80% AMI.  
THA proposes to ask HUD for an exception to the requirement that would otherwise have 
THA compensate HUD for the retention of the property.  
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3. EXTENSIVE AND SUPPORTIVE PUBLIC CONSULTATION 
THA consulted extensively in our community to seek advice and views on these two 
possible changes to its housing programs. A detailed memo describes who we consulted 
and how, and what we learned. The memo is included in the Board Packet.  Here is a 
summary of that public consultation process. 

 
3.1 Utilization Rate Issue Consultation 

 
3.1.1 HOP Participants 

THA held two public hearings for Housing Opportunity Program (HOP) 
participants. THA mailed postcard invitations to all 500 HOP households.  
20 people attended. In addition to the meetings, three households provided 
comment via mail or email. 44% of participants recommended that THA 
further reduce the value of a voucher, 28% recommended adopting a 95% 
utilization rate and 22% suggested redirecting money from other areas to 
pay for rental assistance. 

 
3.1.2 THA Participating Landlords 

THA’s landlord advisory committee met to advise THA on the possible 
program changes. THA invited over 500 landlords to this meeting; 12 
landlords attended. In addition to the meeting, two landlords provided 
comments via email. 50% of landlords recommended that THA adopt a 
95% utilization rate and the remaining landlords were evenly split among 
the options to reduce the value of voucher further, redirect money from 
other areas, and redirect vouchers to higher income households 

 
3.1.3 Households on the Waitlist 

THA held one public hearing for households currently on THA’s waitlists. 
THA sent email invitations to 100 random waitlisted households and one 
household attended the hearing. The household is disabled, currently 
homeless, and has been waiting for housing since 2013. The waitlisted 
household favored THA serving 95% of its baseline even if it means 
waitlisted households will wait longer. 

 
3.1.4 Community Consultation 

THA met with more than 50 community organizations, housing and 
service providers, community partners, advocates, legal services, 
foundations, and public and elected officials. The great majority of them 
reported full support of the fourth option of adopting a 95% utilization rate 
as the best way forward to serve more households. 

 
3.1.5 THA Staff 
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THA’s Policy, Innovation & Evaluation team will host an all-staff meeting 
on February 21st to discuss the possible program changes. Staff will 
provide the Board with comments from this meeting at the February 28th 
board meeting.  

 
3.2 Arlington Drive Youth Campus Consultation 

THA undertook a very robust effort to consult with a wide array of community 
voices to elicit views on using Arlington Drive to house and serve homeless 
youth without families and homeless young adults. We engaged a highly capable 
communication firm to help us do this. We consulted with neighboring 
homeowners and renters; businesses, churches and service providers. We 
consulted with City and County and State public and elected officials, including 
the judiciary. Most notably, we consulted with formerly homeless youth, whose 
voices are generally absent from such discussions. We consulted individually 
and in groups. We also convened a very successful Advisory Group for the 
purpose. The community is supportive of THA retaining this property and using 
it to house and serve youth and young adults.   
 
We received nearly unanimous support for the proposal. I also attach an October 
23, 2017 letter of support from the Mayor of the City of Tacoma. The support 
from the public is most evident in the commitment from the City and County for 
at least $1 million and from the state of at least $3 million to help finance the 
construction. 
 

Recommendation 
 
I recommend the Board approve this resolution authorizing me to ask HUD to approve the 
following two amendments to THA’s 2018 MTW Plan: 
 

• Adopt a 95% Moving to Work baseline utilization target. This will require 
amending “Section II. B Leasing Information” of the 2018 MTW Plan; and  
 

• Retain THA’s property at Arlington Drive. This will require amending “Section 
II. A. Changes in Housing Stock” of the 2018 MTW Plan.  
 

With this authorization I would submit an amendment to THA’s 2018 MTW Plan. 
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RESOLUTION 2018-02-28 (1) 
(2018 MTW Plan Amendment) 

 
WHEREAS, The MTW Plan is required by HUD; and  
 
WHEREAS, The purpose of the MTW Plan is to establish local goals and objectives 
for the fiscal year; and 
 
WHEREAS, Rising rental costs in Tacoma’s rental market and stagnant HUD funding 
make it hard for THA to serve the same number of families with flat funding; and 
 

WHEREAS, THA owns property referred to as Arlington Drive. THA had planned to sell 
this land for future developments, and THA seeks to retain the property to provide a Crisis 
Residential Center (CRC) and rental housing for housing and social services to assist low 
income homeless youth without families and homeless young adults; and  
 
WHEREAS, THA’s Board of Commissioners must approve any changes proposed 
to HUD; now, therefore, be it 
 
Resolved by the Board of Commissioners of the Housing Authority of the City Of Tacoma, 
Washington, that:  
THA’s Executive Director is authorized to submit proposals to HUD to amend THA 2018 MTW 
Plan in two ways: 
 
● Adopt a 95% Moving to Work baseline utilization target. This will require amending 

“Section II. B Leasing Information” of the 2018 MTW Plan; and  
 
● Retain THA’s property at Arlington Drive. This will require amending “Section II. A. 

Changes in Housing Stock” of the 2018 MTW Plan. 
 
Approved: February 28, 2018  
               
        Janis Flauding, Chair 
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THA's Uses of Funding 

Rental Assistance 
Payments  

(MTW & Non-
MTW)   

$35,547,405  

Property Budgets,  
$2,310,729  

Policy, Innovation, 
Evaluation,  
$1,055,421  

Property 
Management 

Overhead,  $808,452  

Finance,  
$1,247,856  

Administration,  
$1,836,968  

Executive,  
$1,039,276  

HR,  $600,306  

 Services 
 $48,653,610; 91% 

THA USES OF FUNDING 
February 7, 2018 

This document illustrates the choices THA faces when allocating its housing resources to housing and 
related purposes.  
                                           
 
                                                                                                                                                
                                                        
 
 
                                                    
 
                                                            

THA uses 90% of Housing Assistance Payment (HAP) 
funding on rental assistance and 10% on supportive 

services, program design, implementation and evaluation. 
With this funding, THA projects it will serve 95% of its 

MTW baseline in 2018.  

Back Office Function 
$4,724,406; 9% of 
daily operations;  
~ 6 - 7% of total 
expenditures, 
including real estate 
development. 
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February 21, 2017 
 

By email: mtw-info@hud.gov 
 
Moving to Work Office 
Office of Public and Indian Housing 
Department of Housing and Urban Development 
451 Seventh Street SW, Room 4130 
Washington, DC 20410-0001 
 

RE:  Request for Comments and Recommendations on a Revised Methodology To Track the 
Extent to Which Moving to Work Agencies Continue To Serve Substantially the Same 
Number of Eligible Families 

 
Docket No: FR-5958-N-01 
 

To Whom It May Concern: 
 

On December 20, 2016 your office invited comments and recommendations “on developing a 
revised methodology to be used to track the extent to which Public Housing Agencies (PHAs) in the 
Moving to Work (MTW) Demonstration Program are meeting the statutory requirement . . . to serve 
substantially the same [StS] number of families had they not combined their funds under the MTW 
Demonstration Program.”  81 Fed. Reg. 92836.  Thank you for your invitation.  The Steering 
Committee representing the 39 MTW agencies will be submitting comments on behalf of the Tacoma 
Housing Authority (THA) and the other MTW agencies.  For that reason, I will not repeat those 
comments.  Instead, on THA’s behalf, I write to offer some more general observations and comments, 
and perhaps some emphasis.  In particular, THA seeks to anchor the analysis firmly where it belongs: 
in the governing statutes and Congressional directives.  I trust that this will be helpful to a federal 
executive department that is governed by those statutes and directives and beholden to take them very 
seriously.  In these ways, please consider this letter as a supplement to the letter of the Steering 
Committee. 

 
1. Congress Has Precluded Changes to the MTW Contract Without PHA Agreement 

 
I first note that Congress in 2015 directed HUD to extend our MTW contracts “under the same 

terms and conditions . . . except for any changes . . . mutually agreed upon” by HUD and an MTW 
agency.  Section 239 of the FY 2016 Appropriations Act.  This provision expressly precludes HUD’s 
proposal to unilaterally change the contract with a new StS definition of its own devising.  This means 

mailto:mmirra@tacomahousing.org
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that HUD should redirect this StS issue from a regulatory imposition to one to be negotiated with the 
MTW agencies.  HUD should find this redirection congenial enough.  It has repeatedly promised a 
meaningful consultation on this StS topic.  A collaborative approach will also lead to a better 
resolution.  Such a resolution would be fully informed by the local agencies, which know their 
communities best.  This is especially important for an issue like StS that is so dependent for its 
meaning and effect on local markets and local needs.  The redirection of this matter to a negotiation 
will also have the advantage of complying with this Congressional directive, thus avoiding any legal 
uncertainty that would otherwise arise from HUD’s unilateral imposition.  That legal advantage should 
be decisive. 

 
2. HUD, By Statute, Must Accord PHAs “Maximum” Flexibility, Especially Those PHAs 

that are MTW and Particularly in the Interpretation of the “Substantially the Same” 
Provision 

 
Congress has directed HUD to give PHAs “maximum” flexibility in the administration of the 

federal programs that PHAs are asked to administer.  Congress did this on several occasions and in 
various ways for all PHAs, MTW or non-MTW.  It fortified this expectation in the creation of the 
MTW program in particular, the signature feature of which is programmatic and financial flexibility.  
Congress also built local flexibility into the recent 10-year extension of the MTW contracts, which 
HUD cannot change without the consent of the MTW agency.  Most pertinent to this StS discussion, 
Congress wrote this flexibility into the formulation of StS.  These principles must govern, in process 
and content, any redefinition of the StS requirement. 

 
2.1 Congressional General Mandate for Maximum Flexibility for PHAs 

 
Congress has made clear that HUD must accord PHAs a “maximum amount of responsibility 

and flexibility” in the administration of federal programs.  Congress has built this flexibility into the 
foundational statute that governs the nation’s public housing programs, the Section 8 program, the 
MTW Program, and most other programs PHAs are asked to administer.  That statute reads in pertinent 
part as follows: 

 
It is the policy of the United States— 
 
(1) to promote the general welfare of the Nation by employing the funds and credit of the 
Nation, as provided in this chapter— 
 
(A) to assist States and political subdivisions of States to remedy the unsafe housing 
conditions and the acute shortage of decent and safe dwellings for low-income families; 
 
(B) to assist States and political subdivisions of States to address the shortage of housing 
affordable to low-income families; and 
 
(C) consistent with the objectives of this subchapter, to vest in public housing agencies 
that perform well, the maximum amount of responsibility and flexibility in program 
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administration, with appropriate accountability to public housing residents, localities, 
and the general public; 
[42 U.S.C. § 1437(a)][emphasis added]. 
  

 Subsections (A) and (B) further make clear that the focus of the work is for the “States and 
political subdivision of States” to undertake, and that HUD’s job is merely “to assist”.  This state and 
local focus reinforces the imperative for “maximum” flexibility under subsection (C).  A state and local 
focus would not be meaningful without “maximum” flexibility to allow States and PHAs to account for 
local markets and needs. 

 
Congress has not been satisfied that HUD has taken this directive seriously.  In 1998, for 

example, Congress found that HUD’s “method of overseeing every aspect of public housing by 
detailed and complex statutes and regulations has aggravated the problem and has placed excessive 
administrative burdens on [PHAs]”.  Pub. L. 105-276, Title V, § 502. 

 
2.2 Congress Created the MTW to Increase PHA Flexibility 

 
When it created the MTW program, Congress included a more specific expectation that HUD 

would grant additional flexibility to participating PHAs.  This supplements the “maximum” flexibility 
well-performing PHAs should already have under 42 U.S.C. § 1437(a).  Congress imbedded separate, 
additional flexibility into the MTW program.  This shows in several ways, starting with its purpose: 
 

(a) Purpose. The purpose of this demonstration is to give public housing agencies and the 
Secretary of Housing and Urban Development the flexibility to design and test various 
approaches for providing and administering housing assistance that: reduce cost and 
achieve greater cost effectiveness in Federal expenditures; give incentives to families 
with children where the head of household is working, seeking work, or is preparing for 
work by participating in job training, educational programs, or programs that assist 
people to obtain employment and become economically self-sufficient; and increase 
housing choices for low-income families. 
[42 U.S.C. § 1437 note][emphasis added] 
 
The intended flexibility for PHAs also shows in the very broad programmatic and 

financial flexibility an MTW agency has: 
 
(b) Program authority. . . . Under the demonstration, . . . an agency may combine 
operating assistance provided under section 9 of the United States Housing Act of 1937 
[42 USCS § 1437g], modernization assistance provided under section 14 of such Act [42 
USCS § 1437l], and assistance provided under section 8 of such Act for the certificate 
and voucher programs, to provide housing assistance for low-income families, as defined 
in section 3(b)(2) of the United States Housing Act of 1937 [42 USCS § 1437a(b)(2)], 
and services to facilitate the transition to work on such terms and conditions as the 
agency may propose and the Secretary may approve. 
[42 USCS § 1437 note] 
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Congress further strengthened the focus on local flexibility by requiring MTW agencies to 

consult locally when submitting their applications: 
 
(c) Application. An application to participate in the demonstration-- 
. . .  
 (2) shall be submitted only after the public housing agency provides for citizen 
participation through a public hearing and, if appropriate, other means; [and] 
 (3) shall include a plan developed by the agency that takes into account comments 
from the public hearing and any other public comments on the proposed program, and 
comments from current and prospective residents who would be affected . . . . 
[42 USCS § 1437 note.][emphasis added] 

 
If this local consultation is to have a serious and substantive influence on local MTW initiatives, 
then HUD cannot impose national and wholesale directives.  HUD is too remote from the 
locality.  Its national responsibilities are too preoccupying.  Its data is too far behind the local 
markets.  Its information is too indirect.  And even if its directives were correct in specific cases, 
their regulatory imposition would strip meaning and any collaborative quality from the local 
consultations. 

 
2.3 Congress’s StS Formulation Confers An Added Flexibility 
 
Congress formulated the StS requirement to confer an added flexibility.  This shows in the 

MTW statute in two ways. 
 
First, Congress’s use of the word “substantially” denotes an ample flexibility to serve a fewer 

number of families than a MTW agency would otherwise serve as a non-MTW agency, especially 
when doing so serves the purposes of the program.   

 
To give a proper meaning to the term “substantially,” its dictionary definition is instructive.  

“Substantial” means “considerable in quantity: significantly great”, “not imaginary or illusory”, 
“considerable in amount, value, or worth” or “being largely but not wholly that which is specified”.  
Merriam-Webster, On-Line Dictionary (2015)(http://www.merriam-webster.com/).  This allows a 
flexible deviation from “the same” number of eligible families.   

 
The courts have understood use of that the word “substantially” in the same way.  See In re 

Federated Dept. Stores, Inc., 170 B.R. 331, 342 (S.D. Ohio 1994) (noting activity was not required “to 
be conducted exactly the same after as before . . . or the word substantially would not have been used” 
(internal quotations omitted); I.A.M. Nat’l Pension Fund Ben. Plan A v. Cooper Indus., Inc., 635 F. 
Supp. 335, 337-38, 340 (D.D.C. 1986) (noting the “folly of attempting to endow” some “precise 
meaning” to the “nebulous phraseology” of a provision that hinged on whether purchaser of business 
made “substantially the same number” of pension contributions as before), rev’d on other grounds, 825 
F.2d 415 (D.C. Cir. 1987). 

 

http://www.merriam-webster.com/
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More informatively, federal courts and federal agencies have interpreted the phrase 
“substantially the same number” to allow deviations of 20 to 30 percent when other purposes are 
being served.  See, e.g., 47 C.F.R. § 73.3571(k)(1) (allowing for modification of broadcast facilities so 
long as service is provided “to substantially the same number of persons,” meaning it “must not result 
in a decrease of more than 20 percent”); I.A.M., 635 F. Supp. at 339-40 (affirming determination that 
purchase of business would need to result in a “70 percent contribution decline” before failing to 
maintain “substantially the same number” of contributions); Federated Dept. Stores, 170 B.R. at 342-
43 (business was “substantially the same” as before acquisition notwithstanding, among other factors, 
50 percent reduction in employees).   

 
This interpretation of the word “substantially” also matches HUD’s use in related housing laws.  

For example, the Fair Housing Act defines “handicap”, in part, as “a physical or mental impairment 
which substantially limits one or more of such person’s major life activities. . . .” 42 U.S.C. § 
3602(h)(i) (emphasis added).  This law and HUD’s interpretation of this law do not require the 
impairment, in order to qualify as a “handicap”, to leave a person even mostly disabled.  Conditions 
well short of full incapacity would count as a “substantial” limitation.  As another example, under the 
Section 8 Substantial Rehabilitation program, HUD flexibly defines “substantial rehabilitation,” in 
part, as follows: “Substantial rehabilitation may vary in degree from gutting and extensive 
reconstruction to the cure of substantial accumulation of deferred maintenance . . . .  Substantial 
rehabilitation may also include renovation, alteration or remodeling for the conversion or adaptation of 
structurally sound property to the design and condition required for use under this part or the repair or 
replacement of major building systems or components in danger of failure.”  24 C.F.R. § 881.201.  In 
this way, HUD interprets “substantial” rehabilitation to mean something considerably less than an 
“entire” or “complete” rehabilitation.   

 
The Congressional intention to confer flexibility by its use of the word “substantially” is further 

evident from the use of stronger words in the MTW statute when Congress meant to limit flexibility, 
including:  

 (E) assuring that housing assisted under the demonstration program meets 
housing quality standards established or approved by the Secretary. 
[42 U.S.C. § 1437 note, section (c)(3)][emphasis added]. 
 

Likewise, when Congress intended a strict numerical requirement it said so: 
 
 (A) families to be assisted, which shall require that at least 75 percent of the 
families assisted by participating demonstration public housing authorities shall be very 
low-income families, as defined in section 3(b)(2) of the United States Housing Act of 
1937 [42 USCS § 1437a(b)(2)] . . . . 
[42 U.S.C. § 1437 note, section (c)(3)][emphasis added]. 
 

In contrast, Congress defined the StS requirement in a way to require only a loose equivalence in a 
framework of flexibility that does not allow for the imposition of a national formulation. 
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The second way Congress infused the StS requirement with local flexibility is by making it, not 
a national numerical quota for HUD to define and impose by regulation, but instead only an initial 
planning requirement for the local MTW agency.  Congress did this expressly:   

 
(c) Application. An application to participate in the demonstration-- 
. . .  
(3) shall include a plan developed by the agency that takes into account comments from 
the public hearing and any other public comments on the proposed program, and 
comments from current and prospective residents who would be affected, and that 
includes criteria for— 
… 
 (C) continuing to assist substantially the same total number of eligible low-
income families as would have been served had the amounts not been combined; … 
[42 U.S.C. § 1437 note][emphasis added] 
 

HUD’s role is limited to approving that plan.  In this way, HUD’s role in the matter is less direct.  It is 
certainly not directive. 

 
3. Any StS Methodology Must Allow for Local Flexibility to Make Some Hard Local 

Choices 
 
 All this is especially pertinent to the formulation suggested in the notice.  In ways that the 
Steering Committee’s letter recounts, that requirement, if it is to be meaningful, must be intimately 
related to local factors that HUD cannot judge or define nationally.  These factors include the local cost 
of rental housing, the local cost of construction and management, and the local need for supportive 
services if people are to use the PHA’s housing.  Most importantly, the StS requirement must allow for 
the local judgment to make hard choices on how best to serve poor people in a brutal local housing 
market, especially in the face of the local effects of Congressional budget cuts and the need to manage 
them.  The number of families served of course remains a fundamental metric.  But it is not the only 
metric and it is not the only interest or value at stake.  There are others.  They are all as rooted in 
THA’s MTW mission as the number of families we serve.  And they are all in peril.  Protecting them 
in hard markets and with inadequate funding requires some hard choices that a national StS 
requirement will not solve.   
 

Here are some examples that illustrate how hard these choices can be and how necessary it is to 
make them locally.  
 

● The Challenge of a Brutal Rental Housing Market 
 
 In Tacoma, voucher participants are having trouble using their voucher.  The 
rental markets are very tight.  THA can respond to this in a variety of ways that we are 
considering.  Short of adequate Congressional funding, there is no one right response.  
All the possible responses inflict consequences on other important goals and values.  
For example, one problem is that Tacoma rents are rising fast.  The relative value of our 
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vouchers and available housing choices are thus decreasing.  In response, THA can 
increase the value of the vouchers so they can pay more in rent.  That might help.  Yet, 
if we did that we would serve fewer households because we get only so much money 
from HUD.  Another problem is that when vacancy rates are low, as now, landlords can 
be very choosy.  Our voucher families do not compete well with other families with 
stronger credit and rental histories.  THA can respond in ways that may help but that 
also cost money and that reduce the number of families we serve.  For example, we are 
thinking of offering landlords incentive bonuses or damage guarantees.  We have 
created a Landlord Liaison staff position to recruit landlords.  We also invest a lot of 
money in staff supportive services to help tenants, especially those with special needs or 
weak credit or rental histories, find and keep landlords.  We have found that in our 
market, this increases the effectiveness of our program.  The money all this costs means 
we serve fewer people than we would serve if we reserved the money for direct rental 
assistance, much of which would then go unused for lack of these supports.   

 
● The Value of Real Estate Development 

 
In another response to our market, THA seeks to build or buy apartment 

buildings.  Doing this means that at least those apartments will be available choices for 
voucher holders.  This is especially useful to do in parts of town where vouchers do not 
work.  In this way, we would not only provide housing that would welcome the 
vouchers but do so in a way and in places that would bring a measure of racial and 
economic integration that the private rental market has kept segregated or is 
resegregating.  Doing this entails a broad array of real estate development strategies that 
a rigid StS national formulation could not likely flex to allow: project basing vouchers; 
buying appropriate apartment buildings; building them; buying them and fixing them 
up; development partnerships with other available and suitable organizations.  This may 
require us to amass section 8 dollars for the purpose.  THA also seeks partnerships with 
nonprofits in the area.  THA would contribute dollars necessary to get the property built 
or on-line and available and affordable long term to low-income families.  THA would 
hope its contribution would be less than what it would cost to build new or less than the 
cost of a project based voucher.  Yet if it results in 100 new such units, for example, the 
lowered contribution would make this a bargain for us.  We need a StS formulation that 
gives us full credit for all 100 units and recognizes such deals as the successes they are. 
 

 ● The Cost of Voucher Administration and the Need to Do It Well 
 

HUD does not fully fund what it acknowledges to be the cost of administering 
the voucher program.  It provides a proration that is usually closer to 80% of costs.  
THA backfills those losses with money that might otherwise be available to pay for 
rental assistance.  Yet we do this for reasons that in other ways increase the number of 
families we serve or the services we provide, especially to high needs families.  First, 
we have found that if we are to attract landlords, our level of customer service needs to 
meet their expectations.  This is especially important in our tight rental markets.  
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Second, the participants in our programs present more than their share of special needs.  
This requires work to meet these needs in an effective and respectful way.  All this 
takes money that a focus on numbers of households served does not capture. 

 
● Building, Buying and Maintaining the Rental Housing Portfolio, Either Public Housing 

or RAD; The Value of Place Based Investments 
 

Similarly, HUD does not fully fund what it acknowledges to be the full cost of 
building or managing a housing portfolio, whether public housing or public housing 
units converted to project based section 8 financing under HUD’s Rental Assistance 
Demonstration program (RAD).  The long term underfunding of these operating and 
capital costs is part of the national crisis.  THA, like other MTW agencies, backfills 
these losses.  We do that with money that could pay for rental assistance for an 
increased number of families.  Some StS formulations would penalize these 
expenditures in the calculation of how many families we serve.  That would be 
extremely shortsighted and would overlook the particular circumstances THA faces.  It 
would also clash with HUD’s other directives concerning the portfolio.   
 

It would be shortsighted because the housing portfolio is valuable.  First, the 
portfolio is different from vouchers, public assistance, food stamps, Medicaid or SSI.  
The government can distribute these forms of assistance until the money runs out and 
then tell people to go away.  When the money runs out on the portfolio, it will still be 
on the ground the next morning full of families and next to neighbors to whom THA 
owes important legal responsibilities.  Second, the portfolio is how THA serves its 
neediest households.  These are households that do not do well on the private rental 
market even with a voucher.  These include seniors, disabled persons, families coming 
from trauma like domestic violence or homelessness, families that do not speak English, 
and families of color who have learned that the rental market does not welcome them as 
it would if they were white.  HUD should know this well since it is the source of much 
of the data on the lingering extent of unlawful discrimination in the nation’s rental 
market.   
 

Third, the portfolio is also how THA can bring cost-effective investment to 
particular neighborhoods in our area that need the investment.  Part of our job is find 
ways to invest that serve the much greater number of poor households who will never 
even be able to get on our waiting list because we do not have the money to serve them 
directly.  Instead, we seek to spend our money not only to house people but also to 
improve neighborhoods.  THA’s investments in these placed-based strategies are 
important.  Building, buying and rebuilding housing is how we invest in poor 
neighborhoods.  In these ways, the portfolio is worth growing and preserving even at 
the cost of directly serving fewer families than otherwise.   
 

HUD should recognize this imperative to invest adequately in the portfolio since 
it insists that we do so.  This insistence shows in several ways.  First, HUD requires 
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PHAs to comply with housing standards under the REAC program.  It inspects us to 
make sure we do it.  It lets us know when we fall short.  It scores us.  It penalizes PHAs 
that fall notably short.  Second, HUD has encouraged PHAs to convert their public 
housing units under RAD.  THA has done this.  As part of that refinancing, THA was 
obliged to contractually commit extra section 8 dollars to supplement the inadequate 
appropriations from HUD.  We could have used those extra dollars to serve more rental 
assistance families.  If HUD now adopts a StS formulation that penalizes us for doing 
what RAD requires of us, we will need help to understand why.  
 

These investments are important in the ways that I recount.  As I also noted, 
they clash with the need to serve more families.  But the clash is not direct and these 
investments ultimately increase the number of families served over the long term.  The 
best way to understand this increase uses the concept of unit-years.  Imagine a portfolio 
of 100 units.  Imagine further that it is in poor shape so that each unit has a functional 
remaining life span of 5 years.  That portfolio then has 500 unit-years.  The PHA has 
some choices to make.  It can forego any investment in maintenance, use the money 
instead to pay rental assistance to serve other families, and lose the units in 5 years 
(further burdening the neighborhood).  Alternatively, the PHA can invest in the 
portfolio’s capital needs and increase its life span to 30 years.  This will increase the 
unit-years to 3,000.  In this way, if HUD wants some numerical formulation to capture 
the number of families served it should include the concept of unit-years to recognize 
the value of these investments in the portfolio. 

 
● The Value of Supportive Services 

 
THA invests significant dollars in supportive services for people on our voucher 

program and who live in our housing.  This investment costs money.  This cost is 
especially inescapable in a service-poor community like Tacoma where THA must 
provide some services directly since no one else will.  Yet, this investment means that 
THA serves fewer people than otherwise would be the case if we spent the money on 
rental assistance.  We recognize the trade-off but value the investment in supportive 
services for two reasons.  HUD should recognize both reasons since they coincide with 
other MTW objectives.   
 

First, we provide supportive services because we house people who will not 
succeed as tenants or voucher holders unless they get help.  These might be seniors or 
disabled persons who need help to remain independent.  These might be parents coming 
to us from domestic violence, drug addiction, or homelessness.  They need services to 
stabilize.  Services make their stabilization a lot more likely.  Doing this is part of our 
focus on the neediest populations.  In this way, these services are a necessary 
companion to the housing we provide.  It directly serves the MTW statutory objective to 
“increase housing choices for low-income families”.  See 42 U.S.C. § 1437 note, section 
(a). 
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Second, we provide supportive services to help people succeed not just as 
tenants but also, as THA’s mission statement contemplates, as “parents, students, wage 
earners and builders of assets.”  We want our housing programs to be a transforming 
experience in these ways, and temporary.  We want this certainly for grown-ups.  We 
want it emphatically for children because we do not wish them to need our housing 
when they grow up.  This explains THA’s investment in its Education Project.  This 
project is an experiment in how to spend housing dollars not just to house someone but 
to get two other things done: help their children succeed in school; and help the schools 
that serve low-income children.  When it works, it is a very good use of a housing 
dollar.  HUD has recognized THA’s work in this way. 
 

These are the services that make us more than a landlord and more than a paper 
shuffler that runs rental assistance programs.  These are the services that make us a 
social justice agency and allow us to pursue the MTW statutory purposes of providing 
help and “incentives to families with children where the head of household is working, 
seeking work, or is preparing for work” and to “increase housing choices for low-
income families.”  See 42 U.S.C. § 1437 note; section (a).  We need a StS formulation 
that values these services as much as the MTW statute does.  An inflexible focus on the 
number of families served will weaken the MTW statute’s own mandate. 

   
 ● The Value of Non-Traditional Forms of Rental Assistance and Shallow Subsidies 

 
THA offers some non-traditional forms of rental assistance.  We do this as part 

of the experimentation that the MTW program is designed to encourage.  We do some 
of it in response to HUD’s research and data.  We also do it for important policy 
reasons.  We would regret a StS formulation that penalizes us for it.   
 

For example, we have programs that offer a shallower rental subsidy than a 
regular housing voucher would provide or that would have the household bear a higher 
rent burden measured as a percentage of their income.  Yet some of HUD’s possible StS 
formulations would penalize us for this by not giving us full credit for serving these 
households.  This would be a serious mistake.  Shallow subsidy programs can be good 
policy choices in a number of circumstances.  First, we use them as part of a rapid 
rehousing program.  HUD should recognize this since HUD is the source of much of the 
nation’s research and design for such programs.  We have relied on HUD’s data to 
make our choices.  Second, shallower subsidies may also be a way to account for 
extensive local need.  One strategy in the face of such need is to “thin the soup” with 
shallower subsidies so we can serve more families.  If HUD’s proposed StS 
formulations would not give the PHA full credit for serving those families it would 
force us to pay full subsidy to a fewer number of lucky people who can get one of our 
vouchers.  Yet it would sacrifice the interest of other families who presently get nothing 
but who would be pleased to get a voucher, even at shallower subsidy levels.  Third, 
part of our rental formula uses fixed subsidies.  We do that to reward work and remove 
the disincentive to increasing income.  It may also mean that a person who does not 
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work will get a lower subsidy than he would get under the normal rules.  This serves the 
MTW statutory purpose to give “incentives to . . . obtain employment and become 
economically self-sufficient.”  42 U.S.C. § 1437 note section (a).  Fourth, some 
subsidies may appear shallow because a voucher holder has chosen to rent a higher 
priced home and to pay the extra costs from his or her own funds.  THA does not 
preclude or discourage these individual choices.  Allowing them furthers the MTW 
statutory purpose to “increase housing choices for low-income families.”  42 U.S.C. § 
1437 note, section (a). 
 

We must note that the MTW statute does not require HUD to discount credit for 
shallower subsidies.  The statute asks only that we serve substantially the same number 
of families.  It does not require that we serve them at a certain affordability or subsidy 
level.  We also note that non-MTW housing authorities receive full credit for house-
holds paying well more than 30% of their income as rent.  We do not know why MTW 
authorities should receive only partial credit.  We have asked HUD to explain this.   
 

Some of HUD’s proposed formulations would appear to give full credit for 
serving families whose rent burden is lower than some set percentage of income.  There 
is an odd danger to such a formulation.  It would encourage a PHA to serve higher 
income families whose rent burden would be less than the set percentage and who 
would take up fewer subsidy dollars.  This would penalize THA for its focus on serving 
the neediest.  We would be sorry to face a penalty for that reason. 
 

If HUD’s StS formula discounts the value of a shallower subsidy or, more 
oddly, penalizes THA because the family has a higher rent burden, then it should give 
credit for the other ways that we serve families through supportive services, 
construction, and property maintenance. 
 

Finally, some operational problems would result if HUD tried to discount the 
credit for households receiving shallower subsidies or paying a higher rent burden.  It 
would be complicated to do.  We must ask if HUD’s data systems are adequate for the 
task.  Applying the formulation yearly to shifting data would prevent us from projecting 
year to year, making planning and budgeting harder than it already is. 
 

I mention these examples only to point out that the policy choices they denote are hard.  A 
choice determines not only how many people we serve, but how needy they are, where they live, and 
which of their service needs we can meet and whether we should try to meet them.  We might not 
make some choices like fixed or shallow subsidies if we did not face an affordable housing crisis in 
Tacoma or if we were adequately funded to meet it.  But we must make these choices with the money 
we have and the local need and the local market we face.  We also note that a choice can be the right 
one and still not be an occasion to celebrate.  We also know there is no choice that serves some 
purposes of the MTW program without costs to other important purposes and values also imbedded in 
the MTW program.  HUD faces the same hard choices if it tries to formulate a StS requirement.  The 
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appropriate answers for HUD and for the MTW agencies must arise from a local judgment about local 
needs and local markets.  That too is an MTW value. 

 
The local flexibility we need still leaves HUD with a meaningful oversight role.  If HUD has 

informed objections to such policies, let us remember that HUD can withhold approval of the proposed 
activity.  That ability to withhold approval would elicit the necessary policy discussion that considers 
the pertinent local factors.  That oversight role conforms to the role envisioned for HUD under the 
Housing Act of 1937 “to assist” and under the MTW statute to “approve” local plans.  That more 
limited role also conforms to the limits on HUD’s data and operational capacity.  What should be clear 
to all of us is that HUD should not prejudge and preclude any initiative issue wholesale and in advance 
for all agencies nationwide. 
 
4. Any Methodology Must Account for Funding Levels and Funding Cuts 

 
Whatever the StS formulation, it must fully account for funding levels and funding cuts.  For 

example, in 2017 Congress has funded PHAs at a 95% proration for the section 8 programs.  This 
should show in a commensurate reduction in the baseline number of families we would serve in the 
denominator of the formulation that HUD seems to be envisioning. 

 
On a related note, this seems like a very bad time to be contemplating such a notable change in 

the MTW program.  We all – HUD and the MTW agencies - may be on the eve of more budget cuts  
and other program changes.  HUD’s operational capacity to administer a new StS regime will likely 
diminish further as a result of those cuts and the current federal hiring freezes.  HUD should at least 
wait until such matters are clearer.  

 
 
I hope these comments are helpful. 
 
Thank you for inviting them.  
 
 

Cordially, 
 
TACOMA HOUSING AUTHORITY 
 

 
 
Michael Mirra 
Executive Director 
 

 
Cc:  Steering Committee 
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Hey my names            & I'm looking for help asap I don't know 
what to do or where to turn. I have no place to stay and have no 
cash for a place to rent. I've tryed asking everyone I know for help 
and I have noone,,, I'm 19 years old and I have a lil bit of mental 
health with anxiety attacks, being in a social group I get very 
closterfobic, I have PTSD I get bad flash backs, & I also have bad 
health ... So it don't help that I have no help at all and I’m staying 
in a [t]ent outside and the weather is very bad condition and I don't 
have very many things no clothes or stuff to clean up and shower 
with . I'm very in a bad state of mind with this whole homeless 
thing. I hope to hear from you with maybe some sort of good 
news.  
 
Thank you & god bless. 
 - email to THA [November 5, 2015] 

ARLINGTON DRIVE CAMPUS for  
HOMELESS YOUTH WITHOUT FAMILIES and HOMELESS YOUNG ADULTS  

Last Revised March 1, 2017 
 

NEED FOR HOUSING SERVICES 
 In 2016, over 1,070 Pierce County 

youth were homeless without 
families.  
 

 Pierce County exports them to other 
counties. 
 

 These young people face high risks of 
drug abuse, sex trafficking, violence, 
and greatly diminished prospects for 
an education, an occupation and a 
successful adulthood. 

 
PROPOSED PROJECT 
 12 bed Crisis Residential Center/HOPE beds for ages 12 to 17 

(will serve >500 youth a year) 
 40 apartments to rent for homeless young adults age 18 to 24 
 Supportive services 
 Employment and training, with social enterprises and 

entrepreneurial training space 
 Administrative offices for Community Youth Services 
 Walking distance to a middle school, East Tacoma 

Community Center (in development), a regional health clinic 
and the prospective site of Bates East Tacoma Campus. 

 
COST AND FINANCING: Cost: $23 million; Likely Financing Sources: 

City of Tacoma Pierce County Tax Credit Investor Equity 
Tacoma Housing Authority State of Washington Commercial Debt 

 
PARTNERS 

 

  

Contact: 
Michael Mirra, Tacoma Housing Authority 

(253) 207-4429; mmirra@tacomahousing.org 

Arlington Drive Campus: 
East 38th Street & Portland Avenue 

PROPOSED SITE 

mailto:mmirra@tacomahousing.org
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RESOLUTION 2018-02-28 (2) 
 

Date: February 28, 2018 

To: THA Board of Commissioners 

From: Michael Mirra 
Executive Director 
 

Re: Updating THA’s Administrative Plan: Housing Opportunity Program (HOP) Changes 

 
THA’s Housing Opportunity Program (HOP) has a 5-year time limit for work-able 

families. Those time limits will begin to expire in April 2018. This resolution would confirm 
THA’s enforcement to those limits and approve some program changes to limit or soften the 
effect of those limits. 
 
Background and Summary Recommendations 
 
THA’s Housing Opportunity Program helps low-income families pay rent on the private market. 
For newly assisted households, HOP replaced the Section 8 Housing Choice Voucher Program 
(HCV).  HOP differs from the HCV program in two main ways:  
 

• Fixed Subsidy 
The HCV rental subsidy amount depends on the household income.  The lower the 
income the more the subsidy.  The greater the income, the lower the subsidy.  In contrast, 
the HOP subsidy is fixed.  It depends on family size and not family income.  In most 
cases, HOP subsidies are lower than HCV subsidies. 
 

• 5-Year Time Limit for Work-Able Households 
The HCV has no time limit.  It lasts as long as a household remains eligible and as long 
as THA’s funding holds out.  In contrast, HOP imposes a 5-year time limit on all 
households with a work-able adult.  HOP offers these households supportive services to 
help them increase earned income.  HOP extends the subsidy beyond 5 years in two 
situations.  First, to meet an unexpected hardship, it offers up to 3 more months of 
subsidy.  Second, it offers up to a 1-year extension if the household enrolls in a qualified 
program to increase earned income.  The time limit does not apply to seniors or disabled 
participants. 
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THA created HOP to serve three main purposes:  
 

• to give work-able people a greater incentive to increase their earned income and to help 
them do that;  

• to serve more households and to give other needy families their turn at the rental 
assistance;  

• to make the program easier to explain, understand and administer, and to make it less 
intrusive. 

 
The first of the HOP 5-year time limits are expiring in April 2018.  THA staff thoroughly 
analyzed the results of nearly 5 years of HOP.  That analysis is attached.  It shows that work-able 
households in their final year on the program have increased their earned income by 45% and 
drastically reduced their reliance on public assistance. In normal times, THA would celebrate 
these outcomes as successes. Unfortunately, Tacoma has a very different rental market than 
when these households were admitted to the program in 2013. Rents are rising quickly.  Vacancy 
rates are falling.  Wages are not keeping up.  The majority of the households exiting the program 
in 2018 will pay more than 50% of their income toward rent and utilities. Yet, still others need 
their turn to receive our rental assistance.  THA’s resources throughout have remained flat. 
 
Based on the results of the analysis, community consultation and discussion with the Board, we 
recommend the following be implemented immediately: 
 
(1) Maintain the five-year time limit 

• To serve more households and address the unmet need of the rising number of 
Tacomans who are waiting for assistance, THA should maintain the five-year 
time limit. Although most HOP households will exit the program paying more 
than 50% of their income toward rent, the rising rental market makes this an 
unfortunate reality for over 30% of all Tacomans.  A 5 year time limit also gives 
households an incentive to strive. 
 

(2) Revise the hardship policy providing extensions beyond 5 years 
• Maintain the policy providing up to 90-day extension for unforeseen loss of 

income that causes hardship.  
 

• Maintain the policy that provides up to a 1-year extension for households that 
enroll in a qualified program or activity likely to increase earned income.  Ease 
the requirement. Remove the current requirement that the household must enroll 
in the activity or program 6 months prior to the expiration of the 5-year term; 
remove the requirement that the program or activity must be completed within 
one year. 
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(3) Revise the policy regarding households that may transition to work-able 
status 
• Under present rules, the 5-year time limit begins when a work-able person joins 

an elderly/disabled household. Presently, in these cases, the 5-year terms is 
calculated retroactively to when the household first joined HOP. Change this so 
the 5-year time limit starts anew. This means that the time the household spent on 
the program without a time limit shall not count toward the new 5-year time limit. 

 
(4) Expand HOP’s elderly/disabled criteria to include TANF recipients whom 

DSHS has determined are exempt from work requirements and exempt them 
from the HOP 5-year time limit. 
• Presently, HOP exempts from its 5-year time limit elderly persons and people 

who participate in a governmental program based upon their disability. We 
recommend that THA also exempt those whom DSHS, in its administration of the 
TANF program, considers unable to work. These would include an adult (55+) 
caretaker relative providing kinship care for a child, an adult with a documentable 
severe and chronic disability, an adult required in the home to care for a child 
with special needs, and an adult required to be in the home to care for another 
adult with disabilities. 
 

(5) Improve internal program operations and data reporting 
• Track households who will exit the program with a shelter burden <50% 
• Develop a HOP communications plan to streamline and improve communications 

with participants and landlords 
• Adopt a data driven approach to outreach to these at-risk households and 

households in their final year on the program  
• Improve data collection from participants during review times and develop a 

mechanism to encourage data capture at program exit 
• Monitor the impact of exiting households on voucher utilization  

 
We further recommend that the board direct staff to study the following 

possible further changes and to present recommendations to the board: 
 
(1) Moving all elderly/disabled HOP households to an income based subsidy  

• Our HOP evaluation shows that elderly/disabled households are shelter burdened 
even with the HOP subsidy. Staff should evaluate the effect if we changed these 
elderly/disabled households to an income based subsidy. The analysis should 
include the annual cost to the agency in dollars and the effect such a change 
would have on the number of households THA can serve. 

 
(2) Transition the legacy HCV population to HOP 

• Examine options including a fixed subsidy for all HCV and HOP participants or 
just for work-able participants. The analysis should include the projected effects 
on the households served by household type. The analysis should also include the 
projected savings in dollars and additional households that THA could serve if it 
made this change. 
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Public Consultation 

  
THA consulted and offered to confer with a wide array of interested persons and community 
voices, including: 
 ● HOP and HCV participants 
 ● People on the HOP waitlists 
 ● Participating landlords 
 ● Housing and service providers 
 ● Northwest Justice Project 
 ● Public and elected officials 
 
 The hardest people to consult are those needy households who cannot even get on our 
waiting list.  We do not know who they are.  They do not know who they are.  Their voices are 
generally absent from such discussions.  Yet they have an important stake in these questions.  
For example, while households presently receiving assistance have an interest in keeping their 
vouchers beyond the 5-year time limit, these other families who would like their turn that a time 
limit would allow.  For this reason, we sought out proxy voices for their interest.  These included 
advocates, social service providers and elected officials. 
 

The details of this effort and what we learned show in an attachment to this resolution.  In 
general, most people who expressed views supported the recommendations in this resolution.   
 
Recommendation 
 
Authorize THA’s Executive Director to make program changes to the Housing Opportunity 
Program as outlined in resolution 2018-02-28(2).  This would change THA’s Administrative 
Plan Chapter 18. 
 
  



 
TACOMA HOUSING AUTHORITY 
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RESOLUTION 2018-02-28 (2) 
(Updating THA’s Administrative Plan: HOP Changes) 

 
WHEREAS, the Administrative Plan relates to the administration of the Housing 
Opportunity Program and is required by HUD; and  
 
WHEREAS, the purpose of the Administrative Plan is to establish policies for 
carrying out programs in a manner consistent with HUD requirements and local goals 
and objectives contained in THA’s Moving to Work plan; and 
 
WHEREAS, Tacoma Housing Authority’s Housing Opportunity Program (HOP) has a 
five-year time limit for work-able households; and 
 

WHEREAS, the first of these time limits will expire in April 2018; and 
 
WHEREAS, staff completed a full analysis of this program; and 
 
WHEREAS, staff consulted a wide array of community members,  
 
WHEREAS, Changes to the Administrative Plan must be approved by THA 
Board of Commissioners; now, therefore, be it 
 
Resolved by the Board of Commissioners of the Housing Authority of the City Of Tacoma, 
Washington, that:  
THA’s Executive Director is authorized to revise THA’s Administrative Plan Chapter 18, related 
to the Housing Opportunity Program in the following ways: 
 
Policy Proposal Administrative 

Plan Section 
Requiring 
Revision 

REVISE THE HARDSHIP EXTENSION POLICY 
Housing Opportunity Program (HOP) Rental Assistance Extension 
Hardship Policy: 
 
THA will offer work-able households with extreme shelter burdens two types of 
limited extensions of the rental assistance. To qualify, a household must 

18.XXII 
“Hardship 
Policy” 
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Policy Proposal Administrative 
Plan Section 
Requiring 
Revision 

experience a shelter burden requiring more than 50% of its income for rent and 
utilities once the rental assistance ends.1  
 
Households must also meet one of the criteria below: 
 
1. Unexpected Loss of Income: 90 day Extension 

Within three (3) months prior to the final housing assistance payment, 
households may request a 90 day extension by showing: 
 

1.1. an extraordinary change in circumstances resulting in an 
unforeseen loss of income that occurs within the three months 
prior to voucher expiration. 
 
Examples of an extraordinary change may include: 
 
• One or more household members with income have 

permanently left the household.  
• A household member’s medical or health condition is 

preventing a work-able adult from working or is causing a 
reduction in work hours for a currently employed adult.  

 
2. Active Participation in a Program or Activity to Increase 

Earnings: Up to 1 year Extension 
Within three (3) months prior to the final housing assistance payment 
households may request up to a 1 year extension by showing: 

 
2.1. A member of the household must be participating in a qualifying 

program to increase income; and 
 

2.2. the household must remain participating in the qualifying 
program until the end of the shelter burden or the end of the 
extension (whichever occurs first). 

 
“Qualifying programs” are any programs or activities that must 
likely result in the reduction of shelter burden. Examples of 
qualifying programs include: degree, vocational certificate, 
workforce development activity and the completion of FSS. 

 
Households must be in compliance with THA policies. 
 
THA staff, in consultation with the household, will determine the duration of the 

                                                 
1 This shelter burden will be calculated using the payment standard for the household’s voucher size. 
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Policy Proposal Administrative 
Plan Section 
Requiring 
Revision 

extension but in no case shall it last longer than 1 year beyond the expiration of 
the 5 year time period. 
 
Any adult member of the household may be participating in the qualifying 
program or activity. This is not restricted to the head of household(s).  
 
THA will eliminate the need for households to present their justification for their 
request to a review committee. Instead, we will use a simplified process to 
protect the dignity of the participant households and save THA staff time.  

 
 

If an extension request is denied, the household may request an appeal. THA will 
have up to 20 business days to review the request and make a determination. 
REVISE THE POLICY REGARDING HOUSEHOLDS THAT MAY 
TRANSITION TO WORK-ABLE 
A household can switch over the course of the program from non-work-able to 
work-able and from work-able to non-work-able.  
 
A non-workable household may only transition to work-able once and the 
household may receive only one 5-year term. 
 
The date the non-work-able household transitions to work-able will be the date 
used to calculate the five-year time limit. On the date the work-able individual 
joins the household, the five-year time limit will apply to the entire household.  
 
If the work-able household member(s) exit the household, the household may 
transition back to non-workable. 

18.IV. 
“Overview of 
Participant 
Criteria” 
 
 

EXPAND HOP’S ELDERLY/DISABLED CRITERIA  
THA recommends expanding the HOP’s definition of disability to include those 
exempt from the TANF work requirement listed in WAC 388-301-0350.2 The 
approved exemptions are further defined in the WAC and include: an adult (55+) 
caretaker relative providing kinship care for a child, an adult with a 
documentable severe and chronic disability, an adult required in the home to care 
for a child with special needs and an adult required to be in the home to care for 
another adult with disabilities.  

18.IV. 
“Overview of 
Participant 
Criteria” 

 
Approved: February 28, 2018        
              
        Janis Flauding, Chair 
 
                                                 
2 WorkFirst – Other Exemptions From Mandatory Participation. Washington State Legislature. WAC 388-310-
0350. http://app.leg.wa.gov/wac/default.aspx?cite=388-310-0350. 

http://app.leg.wa.gov/wac/default.aspx?cite=388-310-0350
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[This draft will be finalized on 2/22/2018 following consultation with THA staff. Letters 
of support will also be included at that time]  
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BACKGROUND 
 
 The Tacoma Housing Authority (THA) sought comments and suggestions about changes it is 
considering to its housing programs. The main change would help THA with its continuing and 
increasingly hard struggle to serve the same number of needy households at rising rental costs in one 
of the hardest rental markets in the nation and to do so with flat funding from HUD.  
 
  As Tacoma’s rental market increases, THA has tried to keep up by increasing what it pays in 
rent on behalf of families in its rental assistance programs. THA has increased the total amount it pays 
in rental subsidies by an accumulating additional $600,000 per year for the past three years. THA 
judges that these costs will continue to increase for the foreseeable future. This increase is not 
sustainable. The arithmetic does not allow us to serve the same number of families at increasing costs 
with the same amount of funding. 
 
 The other changes would apply to the THA’s two main rental assistance programs. One is its 
Section 8 Housing Choice Voucher (HCV). Nearly five years ago, THA ended this program for 
households newly receiving rental assistance. These new households instead joined the Housing 
Opportunity Program (HOP). Both program help low-income families pay rent on the private market. 
HOP differs from the HCV program in two main ways:  
 

• Fixed Subsidy 
The HCV rental subsidy amount depends on the household income. The lower the 
income the more the subsidy. The greater the income, the lower the subsidy. In contrast, 
the HOP subsidy is fixed. It depends on family size and not family income. In most 
cases, HOP subsidies are lower than HCV subsidies. 

 
• 5-Year Time Limit for Work-Able Households 

The HCV subsidy has no time limit. It lasts as long as a household remains eligible and 
as long as THA’s funding holds out. In contrast, HOP imposes a 5-year time limit on all 
households with a work-able adult. HOP offers these households supportive services to 
help them increase earned income. HOP extends the subsidy beyond 5 years in two 
situations. First, to meet an unexpected hardship, it offers up to 3 more months of 
subsidy. Second, it offers up to a 1-year extension if the household enrolls in a qualified 
program to increase earned income. The time limit does not apply to seniors or disabled 
participants. 

 
 THA completed a thorough review of the agency’s options to continue to serve the same 
number of households at rising rental costs. THA also completed an analysis of HOP. The HOP 
analysis and possible program changes can be found here www.tacomahousing.org/programchanges. 
 
 THA consulted widely through its community to seek advice and views on these possible 
changes. The purpose of this memo is to provide describe this consultation effort and to report on what 
we heard. 
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POSSIBLE PROGRAM CHANGES 
 
 THA presented the following possible program changes to voucher holders, landlords, THA staff, 
community leaders and partners: 
 

THA Is Considering Changes to its Housing Opportunity Program (HOP): It Seeks Advice  
 

THA seeks advice.  Tacoma’s rents are rising.  The number of households who need THA’s help is 
growing.  Serving them is costing THA more.  Yet, THA’s funding is flat.  In response, THA is 
considering changes to its programs.  THA has written full and summary reports on what we are 
considering.  See them at www.tacomahousing.net/programchanges. A shorter summary shows below.  
We welcome your advice.  If you have some for us, we need it by February 15, 2018.  When deciding 
how you would advise us, please consider at least the following four facts: 
 

1. THA can serve only a small fraction of those in need; 20,000 needy Tacoma households need a 
turn at the assistance. 

2. The present lowered HOP subsidy allows THA to serve 20% more households; the 5-year time 
limit gives others a turn. 

3. In 4 years, HOP work-able households increased their earned income by 45%, but this is not 
enough to keep up with Tacoma’s rising rental market; 68% of them set to exit HOP in 2018 
will have a severe shelter burden (>50%). 

4. THA’s funding for rental assistance has been flat and will likely remain so.  Yet Tacoma’s 
rising rental market is costing THA $600,000 more each year to serve the same number of 
households.  This is not sustainable for THA. 

 
Here is a color clue to the general effect of the proposals that show below 
 
Green The proposal will maintain or increase the number of households served but the service will be 

somewhat less. 
Blue The proposal will decrease the number of households served but the service will be more or will last 

longer. 
 

IN TACOMA’s NEW RISING RENTAL MARKET, THA’s RENTAL ASSISTANCE PROGRAMS 
CANNOT SERVE THE SAME NUMBER OF FAMILIES AT SUCH INCREASING COSTS BECAUSE 
THA’s FUNDING REMAINS FLAT.  WHAT SHOULD THA DO? 
1. Reduce the value of the rental subsidy further to serve more households.   
2. Redirect vouchers to higher income households who cost less to serve, and so serve more of them. 
3  Redirect money from other programs to pay for rental assistance (e.g, reduce building or buying properties, 

maintaining the portfolio, supportive services, Education Project, Rapid Rehousing, and administrative 
services) 

 

4  Maintain rental subsidy levels but serve fewer households (from 100% to 95%).  (THA is presently at 95%). 
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POSSIBLE CHANGES TO THE HOUSING OPPORTUNITY PROGRAM (HOP) 

1. 

The Fixed Subsidy (THA pays 50% of the payment standard based on bedroom size).  
The HOP subsidy is fixed based upon household size, not income.  This fixed subsidy generally lowers the 
amount of the rental subsidy.  This usually means households pay more in rent; yet it gives them an 
incentive to increase income because they keep all of any increase in wages; and doing this allows THA to 
serve 20% more households. 

 • Keep the fixed subsidy and serve more households. 

 • Remove it for elderly/disabled households since they cannot increase their income; they would receive 
an income-based subsidy; work-able households would keep the fixed subsidy. 

 • Remove it for all households who would then receive a subsidy based on household income. 
 • Offer struggling work-able households a THA apartment, if available, whose rent is based upon income. 

2. The Five-Year Time Limit for Work-Able Households, with Extensions 
A 5-year time limit gives households a reason to strive; it gives other needy households a turn.   

 • Keep the time limit and keep the present extensions of up to 3 months for hardship and up to one year if 
a family engages in a qualified job training or education programs. 

 • Remove the time limit. 
 • Shorten it (e.g, 3 years). 

 • Keep the time limit but offer more generous extensions for hardship (e.g, up to another 3 years if rent 
burdened & engaged with support services). 

POSSIBLE CHANGES TO THE HOUSING OPPORTUNITY PROGRAM (HOP) (continued) 

3. 
Expand Definition of Disability to Exempt More Households From the 5-Year Time Limit 
Presently THA exempts from the 5 year time limit only seniors and persons receiving benefits from a 
program that has determined they are disabled, i.e. Social Security, SSI. 

 • Expand this exemption to those whom DSHS excuses from the TANF work requirement.  These would 
include an adult (55+) caretaker relative providing care for a child, an adult required in the home to care 
for a child with special needs, and an adult required to be in the home to care for another adult with 
disabilities.  Doing this will increase the number of people without a time limit; that will mean fewer 
chances for others to have a turn. 

4. 

More Aggressively Encourage or Require Work-Able Households to Engage in Supportive Services to 
Increase Their Earned Income. 
THA presently offers these services to all work-able households.  Few accept them.  Encouraging or 
requiring them to do so means THA will have to provide or find these services in Tacoma and find the 
money for staff to provide or monitor the services.  That will mean less money to pay rent. 

 • Improve THA’s identification of struggling households and more aggressively encourage their 
participation in supportive services. 

 • Require all work-able households to engage in supportive services. 
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5. Expand HOP to the Current Housing Choice Voucher (HCV) Program 

Expanding HOP would allow THA to serve 20% more households because the rental subsidy is lower; the 
rent burden will be higher for most households unless they increase their income; the fixed-subsidy and the 
time limit will give them an incentive to do that; the time limit will also give more needy households a turn. 

 • Transition all (~2,000) HCV households at once; their time on the HCV program would not count 
toward the 5-year time limit for work-able households, who would then have another 5 years of 
assistance. 

 • Transition all HCV households; their time on the HCV program would count toward the 5-year time 
limit.  Workable households above the time limit will lose their subsidy after reasonable notice. 

  
• Transition all HCV households and if this change would result in severe rent burden stagger the 

transition over time or allow for a hardship exception for a limited period of time. 
 • Transition only work-able HCV households to HOP. 
 • Do not transition HCV households to HOP.  At the current rate of natural transition it will take 10 years 

for all households to be in the HOP program. 
6. When a Work-Able Adult Joins a Senior/Disabled Household 

Presently, when this happens, the 5-year time limit applies retroactively.  When a child turns 18 years of age 
present rules consider this to be a work-able adult joining the household. 

 • Start the 5-year time limit anew. 
 • Keep the existing policy: the 5-year time limit applies retroactively 
7. Limit a Household’s Ability to Reapply for HOP 

Presently a household leaving the program after its 5-year time limits expires may reapply. 
 • Disqualify households who leave the program after the expiration of its 5-year term. 
8. Prepare Wait List Households to be “Ready to Rent” 
 • Offer tenants financial assistance to pay application fees, security deposits or utility deposits.  This will 

redirect dollars presently available to pay the rent. 
 • Provide meaningful training on how to be a good tenant. 
9. Strengthen the Program’s Relationship with Landlords 
 • Improve marketing to landlords. 
 • Offer limited damage guarantees. 
 
  

5 
 



PUBLIC CONSULTATION: THA’s Utilization Rate & Changes to the HOP 
February 21, 2018 
P a g e  | 6 
  
PUBLIC CONSULTATION 
 
 THA consulted widely about these proposed changes. The people we consulted and what we heard 
shows below. 
 
1. HOP PARTICIPANTS PUBLIC HEARING 

In February of 2018, THA held two public hearings for HOP participants, one during the day 
and one in the evening. THA mailed postcard invitations to all 500 HOP households; 20 
households attended. In addition to the meetings, three households provided comments via mail 
or e-mail. HOP participants recommended: 
 
1.1 Serve more households 

HOP participants were eager to hear what options would allow THA to serve more 
households. 44% of participants recommended that THA should further reduce the 
value of a voucher to serve more households. 28% recommended adopting a 95% 
utilization rate. 22% suggested redirecting money from other areas to pay for rental 
assistance. 
 

1.2 Keep the fixed subsidy 
67% of HOP participants recommended that THA keep the fixed subsidy and serve 
more households. 27% recommended that it remain in place for work-able households 
only (elderly/disabled households would receive an income-based subsidy). HOP 
participants asked where the funding would come from if they chose an option that was 
more expensive. Participants also wanted to know what the costs were in terms of 
number of people served for each possible option. 
 

1.3 Keep the five year time limit 
Nearly 80% of participants recommended that THA keep the five year time limit. Only 
20% recommended THA offer more generous extensions. When asked about easing the 
requirements of the current hardship policy for households engaged in an activity or 
program likely to increase income, 80% were in favor of doing so. One participant 
thought that the 90 day unforeseen loss of income hardship extension was too short of a 
time period if someone lost a job. Zero HOP participants recommended removing the 
time limit. 
 

1.4 Expand the definition of disability 
HOP households were nearly split on the issue of expanding the definition of disability 
with 53% supporting the proposed change. Participants questioned if other resources 
were available for this population. 
 
 

1.5 Require supportive services 
73% of HOP participants recommended that THA require supportive services because it 
motivates work-able households to increase their earned income. One participant 
suggested that THA require households to participate but have consequences other than 
termination for noncompliance.  
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1.6 Transition HCV households to HOP 

84% of HOP participants recommended that THA transition the legacy HCV population 
to the HOP. One participant questioned how HCV participants would feel going from 
no time limits to time limited. Another participant suggested that the transition time to 
HOP should be based on the individual family’s needs. 
 

1.7 Start the time limit anew when a work-able adult joins an elderly/disabled 
household 
80% of HOP participants recommended that the time limit should start anew when a 
work-able person joins an elderly/disabled household and that it should be removed if 
they exit. 

 
1.8 Allow HOP participants to reapply after they exit the program 

85% of HOP participants recommended that HOP participants be permitted to reapply 
for the program after they exit. The group cited the wait time and the slim odds of being 
readmitted to the program as their reason for supporting this option. 
 

1.9 Do not spend resources preparing households to be ready to rent  
86% of HOP participants recommended that THA should not spend resources providing 
funding for application fees, security deposits assistance etc. They favored using the 
funding to provide more rental assistance. 
 

1.10 THA should take action to improve relationships with landlords 
58% of HOP participants recommended that THA should improve its marketing to 
landlords and offer limited damage guarantees. 42% recommended that THA not spend 
these resources and favored using the funding to provide more rental assistance. 
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2. 2015 HOP AND HCV SURVEY 

In January of 2015, THA conducted a live telephone survey of active HOP and HCV 
participants. The survey asked similar questions as those we posed in 2018. 
 
2.1 Serve more households 

87% of HOP participants recommended that THA should make cuts to the program to 
serve more households. 65% of HCV households recommended cuts.  

 
2.2 Differing views on time limits  

53% of HOP participants supported time limits, but only 33% of HCV participants 
supported them. Both HOP and HCV participants recommended that time limits should 
not apply to seniors or people with disabilities. 

 
2.3 Require supportive services 

75% of HOP participants recommended that THA require participants to engage in 
supportive services; this aligns with the findings from 2018. 80% of HCV households 
supported mandatory supportive services. 
 

2.4 Differing views on subsidy type 
The telephone survey asked participants if rental assistance should be based on income 
or family size. 67% of HOP households recommended a subsidy based on family size, 
but only 18% of HCV households made that recommendation. 82% of HCV households 
preferred an income based subsidy. 
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3. THA PARTICIPATING LANDLORDS 

In February of 2018, THA’s landlord advisory committee met to advise THA on the 
possible program changes. THA invited over 500 landlords to this meeting and 12 
landlords attended. In addition to the meeting, two landlords provided comments via 
email. Landlords recommended:  

 
3.1 Serve more households  

50% of landlords recommended that THA adopt a 95% utilization rate. The remaining 
landlords were evenly split among the options to reduce the value of voucher further, 
redirect money from other areas, and redirect vouchers to higher income households. 
Landlords provided THA with recommendations about improving or cutting operations 
that might save money. These ideas included: bi-annual inspections, self-certifying 
repairs, eliminating supportive services, eliminating staff and permitting random 
compliance checks. One landlord mentioned raising the payment standard to 110% of 
FMRs to reflect 2018 rents.  
 

3.2 Keep the fixed subsidy, but remove it for elderly/disabled households  
75% of landlords recommended that THA keep the fixed subsidy but remove it for 
elderly/disabled households. The remaining 25% recommended keeping the fixed 
subsidy as it stands today for all households. One landlord suggested that the fixed 
subsidy should be stepped meaning that the tenant should increase their portion of the 
rent each year.   
 

3.3 Shorten the five year time limit 
67% of landlords recommended that THA shorten the time limit and 33% recommended 
keeping it and offering more generous extensions. A number of landlords recommended 
offering hardship extensions if THA were to shorten the time limit. One landlord 
recommended a 3 year time limit with extensions for households who increase their 
earned income. 57% of landlords recommended easing the hardship extension 
requirements for households participating in a program or activity that will likely 
increase income. 
 

3.4 Expand the definition of disability 
60% of landlords recommended that THA should expand the definition of disability and 
so exempt more households from the time limit.  
 

3.5 Do not require supportive services 
75% of landlords recommended that THA improve its identification of struggling 
households and encourage, but not require, households to participate in supportive 
services. 17% were in favor of requiring households to participate. One landlord 
recommended eliminating supportive services; another recommended extending THA’s 
hours to accommodate working families.  
 

3.6 Transition HCV households to HOP 
55% of landlords recommended transitioning the legacy HCV population to HOP and 
33% of those in favor of the transition recommended a hardship policy for households 
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that may be extremely rent burdened as a result. 44% of landlords were opposed to the 
transition. One landlord indicated that it is not fair to change the rules about a program 
with families already on the program, “families and landlords should have what they 
signed up for.” 
 

3.7 Start the time limit anew when a work-able adult joins an elderly/disabled 
household  
100% of landlords recommended that the time limit should start anew when a work-able 
person joins an elderly/disabled household and that it should be removed if they exit. 

 
3.8 Do not allow HOP participants to reapply after they exit the program: 

100% of landlords recommended that THA prevent HOP participants from reapplying 
for the program after they exit. One landlord suggested that THA might allow a 
household to reapply much later in life when they are elderly or disabled. 
 

3.9 Do not spend resources helping households pay fees or deposits 
86% of landlords recommended that THA should not spend resources providing 
funding for application fees, security deposits assistance etc. They favored using the 
funding to provide more rental assistance. 
 

3.10 THA should take action to improve relationships with landlords 
100% of landlord recommended that THA should offer limited damage guarantees. 
Landlords commented that offering damage guarantees could help attract landlords. 
Other landlords suggested providing landlord/tenant matching and improving the 
screening process. A number of landlords suggested that if THA offers security deposit 
funds they should stay with the unit as it transitions from one tenant to the next. 
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4. HOUSEHOLDS ON THE WAITLIST 

THA held one public hearing for households currently on THA’s waitlists. THA sent e-mail 
invitations to 100 random waitlisted households and one household attended the hearing. The 
household member is disabled, currently homeless, and has been waiting for housing since 
2013. The household is on the waitlist for THA’s elderly/disabled properties but “would take 
the HOP voucher if given the opportunity.” 
 
4.1 Serve more households 

The waitlisted household was supportive of THA serving 95% of its baseline even if it 
means waitlisted households will wait longer. 
 

4.2 Keep the fixed subsidy 
The household recommended that the fixed subsidy remain in place for work-able 
households only (elderly/disabled households would receive an income-based subsidy). 
They noted that elderly/disabled households have fixed incomes. 
 

4.3 Shorten the five year time limit 
The household recommended shortening the time limit to three years and offering an 
additional two years to households who have increased their earned income or those 
who are enrolled in a program or activity to increase their earned income. “If a 
household is still working at Wendy’s after three years, another family should be given 
a chance.” The household recommended that THA remove the hardship extension 
policy requiring a household member to complete their activity or program within one 
year in order to qualify for an extension. The household would like THA to keep the 
requirement that households must be enrolled 6 months prior to exit. “You can’t just 
sign up for a program at the end of your time on the program and expect more time.” 
 

4.4 Expand the definition of disability 
The household was very supportive of expanding the definition of disability to include 
those who are exempt from TANF work requirements.  
 

4.5 Require supportive services 
Similar to most program participants, the waitlisted household was very supportive of 
requiring supportive services for work-able households. 
 

4.6 Transition HCV households to HOP 
The household was supportive of transitioning work-able HCV households to HOP. 
 

4.7 Start the time limit anew when a work-able adult joins an elderly/disabled 
household 
The household recommended that the time limit should start anew when a work-able 
person joins an elderly/disabled household and that it should be removed if they exit. 

 
4.8 Allow HOP participants to reapply after they exit the program 

The household recommended that HOP participants be permitted to reapply for the 
program after they exit. 
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4.9 Do spend resources helping households pay fees 

The household was supportive of THA helping households prepare to be ready to rent. 
They remarked that they will need assistance with a security deposit and that it is hard 
for families to come up with that money.  
 

4.10 THA should take action to improve relationships with landlords 
The household recommended that THA provide damage guarantees to landlords 
because Section 8 and HOP have a bad reputation.  
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5. THA STAFF 

THA’s Policy, Innovation & Evaluation team will host an all-staff meeting to discuss the 
possible program changes on February 21, 2018. PIE staff conferred with THA’s Cabinet to 
seek their recommendations.  
 
5.1 All Staff Meeting 

 
5.2 THA’s Sub-Cabinet favors the following options: 

• Maintain the fixed subsidy but consider and study the impacts of transitioning 
elderly/disabled households to an income-based subsidy.  
 

• Keep the fixed subsidy but offer generous extensions because most households 
will experience a shelter burden greater than 50% upon exit. 
 

• Expand the definition of disability to include those exempt from TANF work 
requirements. 
 

• Encourage, but do not mandate supportive services. 
 

• Transition work-able HCV households to HOP after a long notice period. The 
time limits should begin after the notice period. One sub-cabinet member 
suggested staggering the transition based on when the household joined the 
HCV program. Another sub-cabinet member suggested transitioning households 
at review time to reduce administrative burden. 
 

• Sub-cabinet recommended conducting a financial analysis to study the HOP 
transition and the fixed subsidy generally. THA should study the impacts of 
different subsidy amounts such as 50% for work-able households and an array of 
subsidy amounts for elderly/disabled households (including an income-based 
subsidy). 
 

• Start the five year time limit anew when an elderly/disabled household adds a 
work-able household member. Sub-cabinet recommended monitoring this 
closely for abuse. 
 

• Permit HOP households to reapply to the program after an exit. 
 

• Sub-cabinet recommends that THA should provide some measure of good tenant 
or ready to rent training for households nearing the top of the waitlist. The sub-
cabinet did not support financial assistance to pay application fees etc. 
 

• Sub-cabinet recommended that THA wait for the decision on the State level 
about source of income discrimination prior to enacting any sort of damage 
mitigation fund. Sub-cabinet also noted that THA is in the process of hiring a 
Landlord Liaison to guide some of this work.  
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• Sub-cabinet recommended revising the current hardship policy to change the 
stipulation that the program or activity (likely to increase income) must be 
completed in 1 year to completion within 3 years. This would align with an up to 
3 year hardship extension. Sub-cabinet recommended shortening the amount of 
time a household must be enrolled in the program prior to exit to be eligible for 
an extension from 6 months to 3 months. 
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6. BROADER COMMUNITY CONSULTATION 

THA met with more than 50 community organizations, community partners and elected 
officials to seek advice and views. Tacoma community leaders and THA partners fully 
support THA’s adoption of a 95% utilization rate as the best way forward to serve more 
households. These community members were willing to provide letters of support to 
help THA explain and defend its decision. The letters are attached. 
 
Regarding possible changes to the HOP, community members were supportive of 
program policies that permit THA to serve more households. For this purpose, on the 
whole, they supported maintaining the time limits and the fixed subsidy. A number of 
community members were supportive of expanding the income-based subsidy to the 
elderly/disabled HOP households. They also expressed support for THA to transition 
the legacy HCV population to HOP. They advised that this transition must be well 
thought out and clearly communicated. There were differing views regarding mandating 
supportive services and revising the hardship policy. Most were predicated on questions 
about how those choices would impact THA’s ability to serve more households. 
 
Comments from the meetings are on the pages that follow. 
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Organization(s) Questions / Comments THA Response 
Coalition for 
Homeless Youth 

Questions: 
• Is THA attempting to access other funding sources to fill gaps? 
• Is THA considering redirecting our funds to help people purchase instead 

of rent? 
• What types of services did people have access to? 
• What programs did you have in place to incentivize people to increase 

their earned income or disincentive people form staying on housing 
subsidies? 

THA is always looking for funding and resources to fill 
gaps.  We rely on foundations and philanthropic resources 
to support work that is not funded, or underfunded, by 
HUD. There are very limited resources outside of HUD 
funding that will fund housing assistance or case 
management. Typically foundation and philanthropic 
resources are interested in specific projects or programs. 
This is especially true for any sustainable funding gaps. 
They usually only want to fund a project or program just 
once. 
 
THA is not currently considering redirecting our funds to 
help people purchase instead of rent. 
 
 
HOP families have access to THA caseworkers who work 
to connect participating households with an array of 
services.  Households may participate in an assessment to 
examine a family’s economic stability in five areas 
including family stability, well-being, education and 
training, financial management, and employment and career 
management. This assessment leads to a connection with 
services provided by THA and/or its partners including: 
 
• Participation in the Family Self-Sufficiency Program 
• Employment Supports through partnerships with 

Goodwill, Workforce Central, The Center For Strong 
Families, Sound Outreach 

• Employment supports include but are not limited to: 
financial literacy credit counseling  
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Organization(s) Questions / Comments THA Response 
City of Tacoma – 
Mayor Victoria 
Woodards 

Comments: 
• THA should persist with both the time limit and the fixed subsidy 
• THA should require HOP work-able families to engage with supportive 

services as a condition of receiving rental assistance. 
• THA should expand the definition of elderly/disabled to include parents 

who cannot work for a good reason that may not include a diagnosis 
• THA should permit generous extensions, especially the extra year if the 

household is not ready for the private rental market and the household 
commits to job training or education 

 

Tacoma Pierce 
County Affordable 
Housing 
Consortium 

Questions: 
• Are other Housing Authorities not meeting their HUD imposed baseline? 
• How close are HUD’s Fair Market Rents (FMRs) to current rents? 
• Why are households not engaging with supportive services? 
• Has THA found evidence that mandating supportive services will improve 

client outcomes?  
• Could THA explore incentivizing supportive services (for example 

increasing voucher HAP amounts for households who engage)? 
 
Comments: 
• Households should find time for supportive services. THA should not fear 

that they do not have time to engage. THA should not fear sanctioning 
households for noncompliance. 

• Maybe THA could learn from Habitat’s “sweat equity” requirements. 
• THA should give young adults who turn 18 years old (in elderly/disabled 

households) time before they are considered work-able. 
• Perhaps THA should consider cutting back from other places for example 

the investment in Rapid Rehousing (RRH). 
 

Group Consensus: 
• Group consensus (minus 1 person, see above comment regarding cutting 

RRH): Support adopting a lower utilization rate as the best way forward. 
• Group consensus: Continue with the time limits. 
• Group consensus: Expand the definition of disabled. 
• Group consensus: Expand HOP to HCV participants. All elderly/disabled 

households (including HOP) should have an income based subsidy. 
• Group consensus: The transition of HCV to HOP must be phased in very 

carefully. 

• THA is currently conferring with other Housing 
Authorities to learn more, other HA’s facing similar 
rental markets may have more favorable MTW 
contracts. Vancouver HA received approval from HUD 
to adopt a 90% utilization rate and the Housing 
Authority of the County of San Mateo has completed 
two corrective action plans for not meeting their 
baseline. 

• Tacoma’s FMRs are in line with THA’s market 
analysis. They are regularly reviewed. 

• THA cannot say for certain why households do not 
engage with services, but the vast majority of work-
able HOP families are working and have children. 

• THA has not found evidence that mandating supportive 
services increases self-sufficiency outcomes.  Other 
Housing Authorities have experimented with 
mandates, but the results have been mixed.  

• THA’s Family Self Sufficiency Program rewards 
households for each milestone they achieve with a 
financial incentive that is place in an escrow account 
for the household. 
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Organization(s) Questions / Comments THA Response 
Greater Tacoma 
Community 
Foundation  
(GTCF) and others 

GTCF convened 40 community leaders including - Metro Parks, Pierce 
County Council, Pierce County Executive, Goodwill, Sequoia and Forest 
Foundations, Metropolitan Development Council, United Way, Habitat for 
Humanity, Asia Pacific Cultural Center, Bamford Foundation, Health 
Department, Korean Women’s Association, Hope Sparks, Forterra,  Gordon 
Thomas Honeywell, Sound Outreach, University of Washington, Amara, 
Mayor of Tacoma, City of Tacoma, YWCA, Shared Housing Services, Reach 
Tacoma, Safe Street Campaign, Oasis Youth Center, Pierce County Human 
Services, Degrees of Change, Pierce County ACH 
 
Questions: 
• Have you conferred with other Housing Authorities facing similar 

utilization issues? 
• Is there a waiver THA can receive from HUD to be under 100% 

utilization 
• What are the penalties for not meeting 100% utilization? 

Comments 
• THA needs the support of this group if HUD seeks to punish them 
• There are big costing to shifting people around from one program to 

another, the larger issue is a lack of affordable housing 
 
The GTCF audience was as a whole supportive of THA adopting a utilization 
rate of 95%. Although some had mixed views on the time limit and fixed 
subsidy, most were supportive if it means THA can serve more households. 

• THA is currently conferring with other Housing 
Authorities to learn more, other HA’s facing similar 
rental markets may have more favorable MTW 
contracts. Vancouver HA received approval from HUD 
to adopt a 90% utilization rate and the Housing 
Authority of the County of San Mateo has completed 
two corrective action plans for not meeting their 
baseline. 

• THA is exploring the options taken by Vancouver HA. 
• THA is uncertain what the penalties are for falling 

below 100% utilization. 
 

City of Tacoma 
Councilmember 
Chris Beale 

Councilmember Beale expressed support for the 5 year time limit and the fixed 
subsidy.  He also favored expanding HOP to the rest of the voucher program to 
allow THA to serve more people. 

 

City of Tacoma 
Councilmember 
Catherine Ushka 

Councilmember Ushka readily understood the problem THA faces with 
overwhelming need in the rising rental market, yet with flat funding.  She was 
prepared to be supportive of THA's choices.  She liked that we were consulting 
widely. 
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Organization(s) Questions / Comments THA Response 
Sound Outreach Jeff Klein, the Executive Director of Sound Outreach, supports the following 

options:  
 
THA should serve 95% of its baseline. Jeff does not recommend any of the 
other options especially removing funding from the Education Project.  
 
Stick with the fixed subsidy for work-able households and do more to provide 
a strong nudge for supportive services. Jeff does not support mandated 
services. He would like us to consider requiring or softly requiring the Bridge 
assessment if we believe it is a useful tool (perhaps test this with a pilot 
group). Those shown to be better prepared to receive the services offered by 
the Center For Strong Families should be immediately referred. Jeff thinks the 
co-locating of services offered through the CSF may help improve engagement 
with supportive services. THA must consider when to target households for 
engagement with services.  
 
Jeff supports THA expanding HOP to the legacy HCV population (carefully) 
 
Jeff favors an income-based subsidy for all elderly/disabled households (he 
may get back to us with more comments on this) 
 
Jeff is prepared with a letter of support. 

 

Northwest Justice 
Project 

• 95% Utilization rate - NJP supports this as the best option for THA 
to face Tacoma's rising rents without cutting folks off the program 
in the future. NJP does not think we should further reduce the value 
of our vouchers, nor do they think we should cut from other areas 
including supportive services. They also do not think we should 
redirect assistance to higher income households. 

• Fixed Subsidy - NJP supports keeping the fixed subsidy for work-
able households. They support an income-based subsidy for 
elderly/disabled households who cannot increase their earned 
income. 
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Organization(s) Questions / Comments THA Response 
• Existing Hardship Policy - NJP likes this as is. They do not think 

we should remove the rule that mandates enrollment in an income 
earning activity or program at least 6 months prior to exit. They 
remarked that THA has made an investment in the household. The 
household should not be automatically entitled to an extension 
without showing some effort.  They were in favor of permitting a 1 
year extension for households engaged in an activity that would last 
longer than 1 year. 

• Time limit - NJP indicated that they believe three years to be too 
short. They were initially split on whether to keep the 5 year limit as 
is or keep it and offer generous extensions. After consideration for 
those on the waitlist, NJP recommended keeping the 5 year time 
limit as is. 

• Expansion of the definition of disability - NJP likes this proposal. 
They want us to be aware that the DSHS status may change, so 
households may become work-able. NJP would like us to consider 
including those who receive state disability benefits.  THA will 
conduct further research on this matter. NJP followed up with an 
email and encouraged us to look into folks who are receiving ABD 
cash benefits. 

• For elderly/disabled households who may become work-
able either by adding a member or by having a child in the 
household who turns 18 - NJP favors permitting the time limit to 
start at the time the work-able person joins the household. They urge 
us to not apply the time limit retroactively. 

• NJP supports THA transitioning the HCV population to 
HOP because it will allow THA to serve more households and it 
will prevent THA from cutting households off the program due to 
rising costs. NJP recommended a tiered decrease in subsidy to 
prevent immediate hardship. After a discussion about administering 
this, they decided it may be better and easier to just have a long 
notice period of the transition. 

• NJP recognizes that THA may not have the capacity to require 
supportive services. They questioned if we could partner with an 
agency that could help us better engage families in these services. 
However, they were not supportive of a "mandate" of supportive 
services 
 

 
 
 
 
 
 
 
 
 
 

• THA presently accepts the State designations of 
disability and omits ABD recipients from the 
time limit. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

• THA explained our partnership with the Center 
For Strong Families. 
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• Regarding a household's ability to reapply. NJP thought it may 

support a rule preventing a household from receiving assistance 
through the next upcoming waitlist opening. This would give at 
least 2-3 years if the household was lucky enough to win the lottery 
again. NJP does not like the idea of a lifetime ban. 

Comprehensive 
Life Resources – 
Homeless Outreach 
Team Member 

(Via e-mail)  
“Although you made the point that THA does not plan to implement the 
second option [favoring higher income households] you laid out in the 
document, I believe this to be the best option at the present time. I am humbled 
that THA's mission statement is to serve the neediest individuals, but I think 
pursuing this mission is an ideal that cannot be obtained at this time.  I know it 
is difficult to make a decision that seems so against THA's mission statement, 
but allow me to offer my perspective—a perspective which you may not have 
considered. 
 
“When I am working with homeless individuals one-on-one, I have noticed a 
troubling situation continuously occurring.  People who are on the verge of 
homelessness, or have less need than other individuals, are not getting their 
needs met because they are not the 'target population'.  I can refer them to 
resources which may help, but these resources are generally, like THA, 
focused on the neediest individuals.  As such, there is an overwhelming 
amount of neglect for the at-risk population, who eventually become the most 
at risk population.  Typically, months go by and they will seek out our services 
again, now being in a dire situation like many of the homeless individuals we 
serve.  I think it is worth considering that all of the neediest individuals once 
started from a place of less need. 
 
Why I am ultimately encouraging you to proceed with the second option, is for 
the prevention of homeless situations worsening.  It is far easier to help these 
individuals when they are still in a stable environment, or at least have some 
sort of stability (whether it be work, home, etc.)—not to mention they have yet 
to be betrayed by the system.  In my opinion, you would still be keeping in 
accordance with your mission statement, but are taking more of a preventive 
role, which I believe in time, will show a greater efficacy in 
combatting Tacoma's homeless situation. 
 
Touching upon the other handout we received, I think the burden of rent 
should fall on both THA and the individual receiving those services.  To 

(Michael Mirra’s Response)  
 
1.       I readily see and appreciate the benefit you describe 
in redirecting dollars to the higher income families in need 
as a way to prevent their descent into crisis, and thereby 
saving money in the long term by the lesser cost of 
prevention.  I believe you are right to note that the risk of 
homelessness can extend pretty far upward in the income 
ranges.  However, we do not know of a way to determine 
which of such families would become homeless without 
assistance and which would not.  That is hard to determine 
even with the lower income families.  It would be harder 
still with the higher income families.  One way we try to 
make our dollars relevant to such families at risk might be 
through the money we give to the county’s Rapid 
Rehousing Program, and its diversion efforts.  The main 
way we do this, however, is through our mainline programs 
of hard units and vouchers which serves families well 
before they become homeless and keeps them stable.  
 
 2.       I very much like your ethic that families need to 
share the burden of their own assistance.  I think the fixed 
subsidy we implemented for the HOP program does that.  It 
has the benefit you describe.  It also, by costing us less, 
allows us to serve 20% more households.  The 5 year time 
limit serves a similar purpose.  It gives people a reason to 
strive.  It also allows us to serve more people by giving 
them a turn. 
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Organization(s) Questions / Comments THA Response 
clarify, I am not advocating a 50/50 split, but rather, that the person being 
given assistance should work towards self-sufficiency and empower 
themselves.  I believe they should be expected to pay what they can—what is 
deemed 'reasonable' by whatever standards that are created—so they have a 
sense of ownership of their life and well-being. 
 
I have recently become certified as a peer counselor, and our goal is to 
empower the people we serve to reach their full potential.  A great way we 
achieve this is by having our clients identify attributes about themselves, and 
how those attributes can positively or negatively impact their environment and 
life.  "The burden of life" if you will, is placed upon the client.  A mantra 
which helps me remember this philosophy is: "I will do nothing for you, but I 
will help you with everything".  I think if THA adopts that mantra, it would be 
beneficial to your organization, as well as your clients. 
 
I hope this information is useful to you.  If you have any questions, need to 
clarify anything I spoke of, or want to talk to me, please use my contact 
information below, and I will be more than happy to do what I can to help 
THA create a better community.  Additionally, thank you for being open to my 
feedback, it means a lot to me that I work in a field where my opinion is both 
valued and seen as necessary.  Whether or not my perspective can be utilized, I 
am appreciative you sought my opinion. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

22 
 



PUBLIC CONSULTATION: THA’s Utilization Rate & Changes to the HOP 
February 21, 2018 
P a g e  | 23 
  

Organization(s) Questions / Comments THA Response 
United Way of 
Pierce County 

THA consulted with Corey Mosesly.  He is the Manager of Family Stability 
Initiatives for United Way of Pierce County.  He has led THA through the 
planning for the Center for Strong Families that THA will host.  Corey has 
studied and thought extensively about what it takes to help poor families 
prosper.  He is very familiar with THA and its work.  Over a 2-1/2 hour 
discussion about that work, covering many topics, Corey offered the following 
views in response to my questions:  
 
THA should target a utilization rate of 95%. He did not favor any of the 
alternatives: reducing the value of the vouchers further, redirecting them to 
higher income families or redirecting spending from other services and 
capacities. 
 
He did not see THA being able to sustain even 95% in Tacoma's rental market 
unless we retained the fixed subsidy and extended it to the Section 8 legal 
population.  He likes that a fixed subsidy removes the disincentive to work. 
 
He favored the 5 year time limit.  He likes that a time limit gives families 
another reason to increase their earned income.  He also favors it because it 
gives other people a turn at the assistance. 
 
He favored conditioning assistance on a family's engagement with the Centers 
for Strong Families.  He thinks this would require careful training of staff to 
make that engagement a positive experience for the families.  He thinks that is 
possible.  Corey also thinks it is possible to arrangement this such that THA 
need only consult the Centers for a defensible yes or no answer on whether a 
family is fulfilling such a requirement. 
 
Corey recounted how when he was in graduate school at Evergreen several 
years ago he did a research paper that had him survey HOP families.  He will 
send me a copy.  He remembered that the respondents to the survey favored 
the 5 year time limit. 
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The REACH 
Center 

Nick Bayard, Director of the REACH Center provided these comments via 
email following the GTCF convening. 
 
Hi Michael and Jeff, 
 
I wanted to boil down the essence of what I was trying to say yesterday 
morning.  The most important influence on client behavior in our program has 
been the way we communicate about timelines.  Communicating that we could 
provide two years of rental subsidy led to many client failures because it did 
not incentivize a rapid course of action toward employment and 
education.  The end of two years would sneak up on people.  When we started 
setting a three-month timeline for a review and mobilizing around job 
placement goals aimed at supporting successful graduation after three months, 
it sparked greater action on finding gainful full-time employment.  We could 
still extent program time, but overall this changed the behavior dynamics in 
our program.   
Given that experience, and in a world of options ranging from bad to worse, it 
seems to me that more households served with shorter timelines and clear 
communication about timelines would be a smart choice.  If there are ways to 
emphasize very short-term emergency assistance (3-6 months) for folks who 
are work-ready, I can see those being effective, too.  

 

Tacoma News 
Tribune (TNT) 

Matt Driscoll from the TNT interviewed THA’s Executive Director and staff. 
TNT published an article detailing the challenges THA faces. “This is not 
sustainable. With skyrocketing rents, Tacoma Housing Authority is forced to 
adjust” 
http://www.thenewstribune.com/news/local/news-columns-blogs/matt-
driscoll/article199406144.html 

 

City of Tacoma – 
City Council 

THA presented to the Mayor and City Council on 2/20/2018. The Mayor 
offered a letter of support. 
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Tacoma’s 
Congressional 
Delegation Offices: 
Senator Patty 
Murray 
 
Senator Maria 
Cantwell 
 
Congressman 
Derek Kilmer 
 
Congressman 
Denny Heck 
 
Congressman 
Adam Smith: 
Offices of 

THA consulted with the staff of all its Congressional delegation.  We 
explained the choices we faced including the difficulty in meeting HUD’s 
baseline number of families served when rent costs are rising and THA’s 
funding remains flat.  We outlined the choices pertaining to the fixed subsidy 
and the 5 year time limit. 
 
All the offices expressed confidence in THA and support.  They invited THA 
to let them know if we needed assistance in explaining these choices to HUD. 

 

HUD Staff THA’s executive director consulted informally with HUD senior staff about 
the challenge of meeting HUD’s baseline with Tacoma’s rising rental market 
and with flat funding.  He expressed his concern that failing to hit that baseline 
would get THA into difficulty with HUD.  HUD staff was reassuring.  They 
advised THA to mainly to work with HUD staff and to show our thought 
process and analysis.  

 

HUD – Regional 
Director Jeff 
McMorris 

THA’s executive and deputy executive director fully briefed the HUD 
Regional Director about the hard choices facing THA concerning the 
utilization rate and changes to the rental assistance programs. 
 

 

Hilltop Business 
Association 

THA presented to 16 people on 2/1/2018.  

Tacoma Pierce 
County Black 
Collective 

THA presented to the group on 11/25/2017.  

Human Services 
Coalition 

TBD – Consultation to be scheduled.  
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LETTERS OF SUPPORT 
 
 THA received letters of support following the public consultation process. The letters are included 
on the following pages. 
 

• Tacoma Pierce County Affordable Housing Consortium 
• Shared Housing Services 
• Greater Tacoma Community Foundation 
• Sound Outreach 

 
 
Expected: 

• City of Tacoma 
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The Bamford Foundation 

 
February 21, 2018 
 
Attn: Michael Mirra, Executive Director  
Tacoma Housing Authority 
902 South L Street 
Tacoma, WA 98405 
 
Dear Michael, 
 
Thank you for sharing with community members the situation that Tacoma Housing Authority is facing 
that requires you to make a difficult decision regarding the inequity between the value of rental housing 
vouchers and the rising number of people needing rental assistance. A number of systemic issues are 
contributing to an environment that negatively impacts a great number of people living in our city, and we 
appreciate THA reaching out to the larger community to seek input on a decision that THA is taking very 
seriously. 
On behalf of the Bamford Foundation, a family foundation who lends support to local organizations – 
including Tacoma Housing Authority education programs -  and initiatives who use the power of education 
to help individuals and families transform their lives and contribute to the quality of life in Tacoma, I am 
writing to offer our support to Tacoma Housing Authority in making the decision they feel best serves the 
needs of our community, knowing that they are truly dedicated to supporting individuals, families and 
communities impacted by poverty in our city. The proposed option to pursue a 95% utilization rate in 
order to maintain a balanced budget for the organization is reasonable and is based on thoughtful 
planning.  
It is our hope that despite the very challenging conditions of our current housing and rental market, that 
Tacoma Housing Authority and all of its community partners can continue to build support for sustainable 
and effective change and access to high quality housing, education and living wage employment for 
people and families in our community. 
 
Thank you, 
 
 
Holly Bamford Hunt 
Bamford Foundation 
 
The purpose of the Bamford Foundation is to improve the quality of life of individuals and to 
strengthen their communities, primarily in Tacoma, Washington and the South Puget Sound 
area of the Pacific Northwest. 
 
P.O. Box 2274, Tacoma WA 98401-2274  253-620-4743 info@bamfordfoundation.org 



subsidy because it provides an incentive to a family to increase its earned income.  It does this by 
removing the disincentive built into the income based subsidy of the regular Section 8 program.  

 
 At the same time, we ask THA to carefully consider keeping elderly and disabled persons on the 

income based subsidy or at least a fixed subsidy level that recognizes that they will not be able to 
increase their earned income. 

 
3. We support THA enforcing its current 5-year time limit for work-able households.  This time limit gives 

those households another incentive to increase their earned income.  It also gives other households a 
turn at receiving the assistance.  For the same reason, we support transitioning the work-able 
households on the legacy Section 8 program to the 5-year time limit. Sound Outreach is ready to assist 
with employment coaching and Financial Counseling to help as many of these clients to be able to 
succeed beyond the life-span of their vouchers. 

 
It is clear THA enjoys widespread community support. It has a track record of innovative approaches to 
disrupting poverty and must maintain funding for these approaches. It is lean and effective in its use of limited 
resources and there is pretty clearly nowhere else to cut. We have confidence in its expertise and values, and 
desire that THA always serve the client demographic that aligns with your mission. 
 

These are difficult choices facing the THA Board.  Please let your Commissioners know that THA has a 
strong partner in Sound Outreach, and that we are committed to seeing your clients grow their financial assets 
to move from stability to prosperity. 

 
Sincerely, 
  

 
Jeff Klein, Executive Director 

South Sound Outreach is a 501(c)(3) nonprofit organization.  All contributions are tax-deductible to the extent allowed by law. EID: 91-1741624. 
1106 Martin Luther King Jr. Way  Tacoma, WA 98405     phone 253.593.2111     fax 253.593.3620    www.soundoutreach.org 

 









Michael Mirra 
Executive Director 
Tacoma Housing Authority 
902 South L Street 
Tacoma, WA 98405 
 
Dear Michael: 
 
Thank you for providing a comprehensive and fact-filled overview of Tacoma Housing 
Authority’s upcoming decision regarding the inequity between the value of rental vouchers and 
the rising numbers of people needing housing assistance. We appreciate your commitment to 
including community voice and input. 
 
Greater Tacoma Community Foundation supports THA in making the decision that best serves 
our community. We understand the challenges facing THA are complex. Your proposal to 
pursue a 95% utilization rate for the purposes of devising a balanced budget is reasonable and 
thoughtful. 
 
Sincerely, 
 
Kathi Littmann 
President & CEO 
Greater Tacoma Community Foundation 



 
 
 
 
 
 
 

Michael Mirra 
Executive Director 
Tacoma Housing Authority 
902 South L Street 
Tacoma, WA 98405 
 
Dear Michael: 
 
Your February 14 presentation at the Greater Tacoma Community Foundation struck feels all too familiar. 
Rising rents and stagnant wages is the key challenge for our team at Sound Outreach, but framed in terms of 
flat funding from HUD for THA clients puts it into perspective in terms of scale, and how it affects our low 
income neighbors. 
 
Sound Outreach provides high-quality financial counseling, employment coaching to high-wage employment 
pathways. We maintain a strong partnership with a CDFI credit union to connect our program participants to 
beneficial financial products that make it less expensive to be poor. We see our efforts to align well with 
housing support, and as such are proud to be strengthening our partnership with THA. We are working closely 
to help recipients of its rental assistance identify career pathways and find employment so that they are ready 
when their assistance ends after 5 years. 
 
I really appreciate the effort THA is taking to consult widely in the community and to seek advice on the 
choices it faces. The scope of your consultation was evident in the meeting. Present were the Tacoma Mayor, 
the Pierce County Executive, a Pierce County Councilmember, senior directors and managers of the area’s 
major service providers, philanthropic organizations, educational institutions, and other leading voices.  We 
also appreciate the close study THA has made of the many factors in this complicated situation and your 
willingness to open up and share your approach and thinking. It was illuminating to sit with you and Aley 
personally to go through the challenges you are facing. 
 
Of the choices that we understand THA faces we support the following: 
 
1. THA should plan on serving 95% of its baseline number of households.  We do not favor redirecting 

dollars from other vital purposes to try and increase this number.  As we see it, any increase from such 
a redirection would only be temporary until the rising rental market overwhelmed it.  Such a 
temporary increase is not worth weakening THA’s other services or capacities.  We think this 95% 
target is a reasonable acknowledgement of your basic problem: THA cannot serve the same number of 
families at increasing cost with flat funding. 

 
2. We think the next question is how THA can maintain even the 95% utilization level.  To allow for this 

THA should continue with its fixed subsidy for HOP participants and should transition the legacy 
Section 8 Voucher population to fixed subsidies.  We support this for two mains reasons.  First, the flat 
subsidy is a lower subsidy and will allow THA to serve more families.  This seems a necessary step if 
THA is to have a plausible chance to maintain the 95% utilization level.  Second, we favor the fixed 

South Sound Outreach is a 501(c)(3) nonprofit organization.  All contributions are tax-deductible to the extent allowed by law. EID: 91-1741624. 
1106 Martin Luther King Jr. Way  Tacoma, WA 98405     phone 253.593.2111     fax 253.593.3620    www.soundoutreach.org 

 



subsidy because it provides an incentive to a family to increase its earned income.  It does this by 
removing the disincentive built into the income based subsidy of the regular Section 8 program.  

 
 At the same time, we ask THA to carefully consider keeping elderly and disabled persons on the 

income based subsidy or at least a fixed subsidy level that recognizes that they will not be able to 
increase their earned income. 

 
3. We support THA enforcing its current 5-year time limit for work-able households.  This time limit gives 

those households another incentive to increase their earned income.  It also gives other households a 
turn at receiving the assistance.  For the same reason, we support transitioning the work-able 
households on the legacy Section 8 program to the 5-year time limit. Sound Outreach is ready to assist 
with employment coaching and Financial Counseling to help as many of these clients to be able to 
succeed beyond the life-span of their vouchers. 

 
It is clear THA enjoys widespread community support. It has a track record of innovative approaches to 
disrupting poverty and must maintain funding for these approaches. It is lean and effective in its use of limited 
resources and there is pretty clearly nowhere else to cut. We have confidence in its expertise and values, and 
desire that THA always serve the client demographic that aligns with your mission. 
 

These are difficult choices facing the THA Board.  Please let your Commissioners know that THA has a 
strong partner in Sound Outreach, and that we are committed to seeing your clients grow their financial assets 
to move from stability to prosperity. 

 
Sincerely, 
  

 
Jeff Klein, Executive Director 

South Sound Outreach is a 501(c)(3) nonprofit organization.  All contributions are tax-deductible to the extent allowed by law. EID: 91-1741624. 
1106 Martin Luther King Jr. Way  Tacoma, WA 98405     phone 253.593.2111     fax 253.593.3620    www.soundoutreach.org 

 





Pierce County 
Office of the County Executive 

 930 Tacoma Avenue South, Room 737 
 Tacoma, Washington 98402-2100 

 (253) 798-7477 • FAX (253) 798-6628 
 www.piercecountywa.org 

 

BRUCE F. DAMMEIER 
Executive  

(253) 798-7477 
Bruce.Dammeier@co.pierce.wa.us 

CONNIE LADENBURG 
County Council  
(253) 798-7590 

Connie.Ladenburg@co.pierce.wa.us

February 26, 2018 

Michael Mirra, Executive Director  
Tacoma Housing Authority  
902 South L Street  
Tacoma, WA 98405  
 
Dear Michael: 
 
We appreciate the invitation to hear the presentation on the funding situation the Tacoma Housing 
Authority is facing. It was a comprehensive and fact-filled overview of Tacoma Housing Authority’s 
upcoming decision regarding the inequity between the value of rental vouchers and the rising numbers 
of people needing housing assistance. We appreciate your commitment to including community voice 
and input.  
 
As the presentation pointed out, the choices are difficult. THA can reduce the value of the rent subsidy 
further, they can redirect voucher to higher income households who cost less to serve, they can redirect 
money from other programs to pay for rental assistance (reduce development projects, supportive 
services, and education efforts), or they can maintain rental subsidy levels but serve fewer households. 
All of these will result in harm to those in need and undoubtedly will result in more families moving into 
homelessness. 
 
This is a difficult decision for all involved. There is much need in our community and limited resources. 
We appreciate that THA is attempting to make a decision that best serves our community. We support 
the proposal to pursue a 95% utilization rate for the purposes of devising a balanced budget as 
reasonable and thoughtful.  
 

Sincerely, 

            
Bruce F. Dammeier,     Connie Ladenburg, Council Member 
Pierce County Executive    Chair of Select Committee on Human Services 
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 RESOLUTION 2018-02-28 (3) 

Date: February 28, 2018 

To: THA Board of Commissioners 

From: Michael Mirra 
Executive Director 
 

Re: Brawner & Company, Financial Advisor Services 

             

 This Resolution would authorize the Tacoma Housing Authority’s (THA) Executive 
Director to increase the contract with Brawner & Company for financial services from 
$1,300,000.00 to $1,826.500.00, an increase of $526,500.00  

Background 
 
Tacoma Housing Authority (THA) contracted with Brawner & Company in 2014 (Resolution 
2014-12-17(1)) for financial services on real estate development projects, the Rental Assistance 
Demonstration (RAD) conversion and for asset management services. THA increased the 
contract amount to $1,000,000.00 by Resolution 2016-03-23(8), in 2016 for Bay Terrace Phase 
II and the RAD conversion of THA's Traditional Portfolio. THA again increased the contract 
amount to $1,300,000.00 by Resolution 2016-08-24(3) for additional on-call financial services.  
This resolution would add an additional $526,500.00 for the projects listed in the table below: 
 

HOPE VI RAD Conversion $180,000 
Arlington Youth Campus and KWA HUD 202 Project $200,000 
1800 G Street $102,500 
Alberta J. Canada $44,000 
TOTAL $526,500 

 
The HOPE VI RAD conversion consists of the Salishan and Hillside properties. The contract 
increase also includes a Concept and Strategy plan for the future resyndications of these 
properties. Per revised Housing and Urban Development (HUD) underwriting guidelines, it is 
now necessary to include a Resyndication plan for all Tax Credit properties converting over to 
RAD.  
 
Additionally, the Arlington Youth Campus, 1800 G Street and Alberta J. Canada costs for this 
work will be reimbursed through development sources. 
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Recommendation 
 
Approve Resolution 2018-02-28 (3) authorizing THA’s executive director to execute a contract 
increase in the amount of the Brawner & Company contract by an additional $526,500.00
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TACOMA HOUSING AUTHORITY 

 

 RESOLUTION 2018-02-28 (3) 
(Brawner & Company, Financial Advisor Services) 

 
A RESOLUTION of the Board of Commissioners of the Housing Authority of the City of Tacoma  
 
WHEREAS, THA’s contract with Brawner and Company for financial services for real estate 
development projects; and 
 
WHEREAS, The contract has a limit of $1,300,000.00; and 
 
WHEREAS, THA is reaching this limit and will require more services from Brawner & Company 
for the HOPE VI RAD conversion project and other development projects; and 
 
WHEREAS, THA staff anticipate that THA will need an additional $526,500.00, for services 
from Brawner & Company through 2018; and 
 
WHEREAS, Brawner & Company’s performance under the contract has been satisfactory; and 
 
WHEREAS, THA receives reimbursement for its predevelopment costs, such as the cost of 
services from Brawner & Company, when projects are completed; now, therefore, be it 
 
Resolved by the Board of Commissioners of the Housing Authority of the City of Tacoma, 
Washington as follows: 
 
THA’s Executive Director is authorized to increase the amount of the contract with Brawner & 
Company an additional $526,500.00. 
 
Approved: February 28, 2018 
 

 
 
  
Janis Flauding, Chair 

  



 
 
 
 

 
 
 
 
 
 
 

 
 

 

 

 
 
 
 

Resolution 4 



 
TACOMA HOUSING AUTHORITY 

 

THA BOARD OF COMMISSIONERS RESOLUTION 2018-02-28 (4) Page 1 

 RESOLUTION 2018-02-28 (4) 

Date: February 15, 2018 

To: THA Board of Commissioners 

From: Michael Mirra 
Executive Director 
 

Re: Amendment to Foster Peppers Legal Service Contract 

             

 This Resolution would authorize the Tacoma Housing Authority’s (THA) Executive 
Director to increase the amount of the contract with Foster Pepper PLLC from $316,350.00 to 
$739,350.00. 

Background 
 
On March 14, 2017, THA entered into a contact for legal services with Foster Pepper PLLC. The 
contract stipulates that each engagement under the contract will require a Letter of Engagement 
(LOE) detailing the Scope of Work and associated fees for services. Section 2.1 of the Contract 
also indicates that the contract amount “shall not exceed $150,000 unless approved by the Board 
of Commissioners. 
 
Approval of Resolution 2017-10-25 increased the authorized contract amount not to exceed 
$316,350.00 for various development projects. 
 
The chart below reflects the amount for new LOE’s and additional projected costs for Foster 
Pepper PLLC services associated with new acquisitions, existing projects and the HOPE VI 
RAD Conversion. 
 

Description Current  
1800 Block Hillside Terrace $85,000 
Arlington Drive development $85,000 
Allenmore Brownstone purchase $30,000 
Hilltop Lofts Redevelopment $40,000 
Procurement Policy Revisions $18,000 
HOPE VI RAD Conversion $75,000 

Investor Exits from HOPE VI properties $90,000 

Total $423,000 
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THA’s Real Estate Development, Administrative and Executive Departments estimate that THA 
needs an additional $423,000.00 for Foster Pepper’s legal services during 2018. This increase 
will cover legal services as indicated in the Letter of Engagement spreadsheet.   
  
Recommendation 
 
Increase the contract amount for the legal services offered by Foster Pepper for a total not-to-
exceed contract amount of $739,350.00 for Foster Pepper LLLP.  
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TACOMA HOUSING AUTHORITY 

 

RESOLUTION 2018-02-28 (4) 
(Amend Foster Pepper PLLC Legal Services Contract) 

  
A RESOLUTION of the Board of Commissioners of the Housing Authority of the City of Tacoma  
 
WHEREAS, On March 14, 2017, THA entered into a Contract for Legal Services with Foster 
Pepper PLLC. The contract stipulates that each engagement under the contract will require a 
Letter of Engagement (LOE) detailing the Scope of Work and associated fees for services. 
Section 2.1 of the Contract also indicates that the contract amount “shall not exceed $150,000 
unless approved by the Board of Commissioners”; and 
 
WHEREAS, On October 25, 2017, a Resolution of the Board of Commissioners 2017-10-25 (1) 
was approved for an increase of $168,500; and 
 
WHEREAS, With the approval of Resolution 2017-10-25 (1), the total Not To Exceed of the 
contract increased to $316,350.00; and  
 
WHEREAS, THA has estimated an additional $423,000.00 will be needed for the Legal Services 
contract; now, therefore, be it 
  
Resolved by the Board of Commissioners of the Housing Authority of the City of Tacoma, 
Washington as follows: 
 
Authorize THA’s Executive Director to increase the contract amount with Foster Pepper LLLP  
by $423,000.00 for a total not-to-exceed of $739,350.00 

 
Approved:  February 28, 2018. 

 
 
  
Janis Flauding, Chair 

  



 
 
 
 

 
 
 
 
 
 
 

 
 

 

 

 
 
 
 

Resolution 5 
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TACOMA HOUSING AUTHORITY 

 

RESOLUTION 2018-02-28 (5) 

Date: February 28, 2018 

To: THA Board of Commissioners 

From: Michael Mirra 
Executive Director 
 

Re: Approval of Executive Director as THA’s Registered Agent for all THA Entities 

             

 This Resolution would authorize the Tacoma Housing Authority’s Executive Director to 
be on State and County Records as the designated agent for THA and as the registered agent for 
all entities in which THA holds a managing or governing interest.  

Background 
 
On June 27, 2007, THA Board of Commissioners approved Resolution 2007-06-27(3) directing 
that THA’s Executive Director serve as THA’s designated agent pursuant to RCW 4.96.020(2) 
and that notice of this designation be recorded with the Pierce County Auditor as that statute 
directs.  
 
The purpose of this resolution is to confirm that designation and further to direct that the 
Executive Director also serve as the registered agent for all entities in which THA holds a 
managing interest, consistent with RCW 23B.05.010 and RCW 23.95.415.  This resolution will 
authorize THA to file any documents necessary to accomplish this.  
  
Recommendation 
 
Approve the resolution to confirm the Executive Director as the designated or registered agent 
for all entities in which THA holds a managing or governing interest.   
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TACOMA HOUSING AUTHORITY 

 

 
RESOLUTION 2018-02-28 (5) 

(Approval of Executive Director as THA’s Registered Agent for all THA Entities) 
  

A RESOLUTION of the Board of Commissioners of the Housing Authority of the City of Tacoma  
 
WHEREAS, On June 27, 2007, THA approved Resolution 2007-06-27(3) directing that THA’s 
Executive Director serve as THA’s designated agent pursuant to RCW 4.96.020(2); and 
 
WHEREAS, THA’s legal counsel recommends that THA’s Executive Director also be listed on 
State and County Records as the registered agent for all entities in which THA holds a managing 
interest; now, therefore, be it 
  
Resolved by the Board of Commissioners of the Housing Authority of the City of Tacoma, 
Washington as follows: 
 
Authorize THA Staff to execute the steps necessary to specify THA Executive Director on State 
and County Records as the designated agent for THA and as the registered agent for all entities in 
which THA holds a managing interest. 

 
Approved:  February 28, 2018. 

 
 
  
Janis Flauding, Chair 

 



 
 
 
 

 
 
 
 
 
 
 

 
 

 

 

 
 
 
 

Resolution 6 



 

 
TACOMA HOUSING AUTHORITY 
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RESOLUTION 2018-02-28 (6) 
 
Date: February 28, 2018 

To: THA Board of Commissioners 

From: Michael Mirra, Executive Director 
 

Re: Legacy Families in the 2017-2018 Elementary School Housing Assistance Program 
(ESHAP) 

 
Tacoma Housing Authority (THA) and Tacoma Public Schools (TPS) are planning to 

redesign and expand the Elementary School Housing Assistance Program (ESHAP) to account 
for what we have learned in 5 years of experience and to adapt to Tacoma’s new, much more 
expensive rental market. The program presently serves about 40 families who joined the 
program in 2016 and 2017.  This resolution will direct how to serve these “legacy” families 
while THA and TPS are redesigning the program.  This will provide those families with some 
important stability and clarity despite the uncertainty that comes from a redesign. 

 
Background 
 

The Tacoma Housing Authority (THA) in partnership with the Tacoma Public Schools 
(TPS), are currently redesigning the Elementary School Housing Authority Program (ESHAP). 
This program helps homeless families, or families facing imminent threat of homelessness within 
the Tacoma School District, receive rental assistance. Its redesign is the subject of another memo 
that staff will present to the board in the coming months in time for the redesigned program to 
begin in September 2018.  

 
Throughout this redesign period, 38 households, with 57 elementary school-age children, 

are actively enrolled and receiving program services. They enrolled in ESHAP in 2016 and 2017. 
We refer to them as legacy families. THA and TPS staff recommend a legacy policy applicable 
only to these families that will limit the redesign from disrupting their progress and allow them 
to continue maintaining program assistance and services. 
 

Staff intend the legacy policy to give these families some stability and clarity about the 
program despite the uncertainty that comes from redesign.  The legacy policy will provide a clear 
service plan and rules for legal families along with procedural steps for program staff to 
administer during this redesign period. It will also specify the rental assistance the families will 
get and for how long, and the commitments the program will request from the families.  The 
legacy policy also specifies procedures for ESHAP staff to follow when a household is out of 
program compliance. 
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Proposed Legacy Changes  
 
THA and TPS proposes the following rules apply for ESHAP legacy families: 

 
1. Continue to allow these families to attend the school of their choice.  THA and TPS had 

waived the requirement that households must keep their child enrolled at McCarver at the 
start of the 2017-2018 school year. Households are now encouraged to attend their 
neighborhood schools or verify to THA that they have a reliable method of transportation 
if they choose to enroll elsewhere. Removing this restriction helped to resolve 
transportation challenges, tardiness and absenteeism, and support households wanting to 
invest more into their local neighborhood schools. 
 

2. Program households must continue to engage in their child’s education, at minimum by 
ensuring that their children are attending school on-time every day.  The following steps 
will help set the program minimum requirements of the families:  
 
2.1.1. For households with children enrolled in TPS, the ESHAP Education Specialist 

will gather monthly attendance reports from each TPS school, including excused 
and unexcused absences, tardies, and early dismissals; 
 

2.1.2. For program families who enroll in non-TPS schools, the ESHAP caseworker will 
assist parents with setting up their parent portal accounts. This is a database 
school districts use to provide parents access to their child’s academic reports. 
THA will require each household to log into their portal and submit a monthly 
attendance report to the THA caseworker. If the parent portal is not actively 
updated by the school, or if the household does not have device access to log into 
a portal, THA will require the household to request a monthly attendance report 
from their school administrator.  
 

3. ESHAP staff will review each report and identify households with student absences and 
tardies. ESHAP staff will pursue the following actions if the student’s attendance is not 
on track: 
 

● 2 absences or tardies will trigger THA to issue a “nudge letter” to the household, 
which is a gentle reminder to families about the importance of on-time school 
attendance; 
 

● 5 absences or tardies will trigger an in-person meeting with the ESHAP 
caseworker and/or a school administrator to address attendance concerns and 
resolve any barriers that might prevent the student from attending school on time; 
 

● 7 absences or tardies will trigger a conditional termination letter from THA that 
will notify the household that they are out of compliance, that THA will terminate 
them from the program, but will offer them a chance to confer about alternative 
consequences that THA, in its sole discretion, may consider. To explore 
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alternatives, the letter will explain, the family must contact ESHAP staff within 
10 business days to confer. When determining the consequences, THA will 
consult with TPS and will consider case-by-case circumstances that may have 
caused the student’s truancy, including tardies that have district-related causes, 
such as delayed school bus-transportation.  

 
4. Households must engage with the THA caseworker by checking-in at least once every 30 

days using the method of communication identified in each household’s individualized 
training and services plan. Methods of communication may include phone call, in-person 
meetings, text-message, e-mail or letter. 
 
● If the household fails to check-in with the caseworker after 30 days, THA will 

issue a reminder letter to the home and the household will receive a phone call. 
The household will have 10 business days to respond; 
 

● If the household does not follow up, THA will issue a conditional termination 
letter that states that THA will terminate them from the program but will offer 
them a chance to confer about alternative consequences that THA in its sole 
discretion, may consider. To explore alternatives, the letter will explain, the 
family must contact ESHAP staff within 10 business days to confer.  

 
5. THA will guarantee eligible program households an extension of the present Housing 

Choice Voucher (HCV) to July 1, 2019. Until then, they will retain a rental subsidy based 
upon family income. On July 1, 2019, all such households will transition to the Housing 
Opportunity Program (HOP). HOP rules and policies shall govern their rental subsidy. 
They will no longer participate in the ESHAP program. 
 
To receive the HOP subsidy, households must demonstrate that they are engaged in a 
qualifying self-sufficiency activity. “Qualifying activities” is any activity in which will 
increase earned income for a sustained period. Examples of qualifying self-sufficiency 
activities include: degree, vocational certificate, homeownership programs or completion 
of Family Self-Sufficiency (FSS) program. 
 

Data 
 
The current legacy ESHAP cohort is made up of 38 households with 57 elementary school 
children; 8 of these households leased up in 2016, 27 households leased up in 2017, 3 households 
are currently shopping as of January 2018. The majority of these families are navigating the early 
stages of financial management and securing employment or educational opportunities as they 
transition from crisis to stability. 54% of these families who are currently leased-up would be 
shelter burdened by 50% or higher on a HOP voucher based on current gross income data1. Of 
the current 35 ESHAP families who are leased-up, 77% of households enrolled into the program 
and leased-up in 2017. This means that many are still transitioning out of homelessness and rely 
on the deep-subsidy offered through the HCV to effectively reach stabilization. 

                                                 
1 December 2017 ESHAP Household Income Data 
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As of January 2018, these legacy ESHAP students are located at these schools: 
● 36 students attend McCarver Elementary 

 
● 9 students attend other TPS schools including Manitou, Skyline, Whittier, Blix, 

Downing and Stafford Elementary 
 

● 12 students attend schools in neighboring school districts including Clover Park, 
University Place and Franklin Pierce 

 
Consultation 
 
THA consulted with TPS staff, program staff and program households to devise the legacy 
policy that this resolution proposes. Below are the comments and ideas that helped shape this 
memorandum.  
 
Topic  Response 
Extend rental assistance 
for 2017-2018 school year 
households beyond July 1, 
2018. 
 

ESHAP Households: 
During the September 2017 Family Night, households expressed 
the concern to THA staff of being ill-prepared for the private 
market, particularly if THA were to end assistance on July 2018. 
In November 2017, THA solicited ESHAP household feedback 
through focus groups. Households gave recommendations that 
THA extend assistance after July 2018 and expressed willingness 
to pay more of their share of rent once households increased their 
income. In January 2018, THA surveyed ESHAP families, of the 
20 households that responded, 94% agreed that they’d be willing 
to absorb a greater percentage of their rent if THA extended the 
length of assistance.  
 
TPS Staff: 
Out of best interest for students on the program, district staff 
recommends that THA help keep families stabilized by extending 
rental assistance for program families.  
 

Household readiness to 
transition to the HOP by 
July 2018. 
 
While there is general 
consensus that it’s 
important for THA to 
extend the duration of 
rental assistance, it’s 
important to acknowledge 

ESHAP Households: 
85% of households who answered the January survey indicated 
that they are either not at all confident or somewhat confident of 
their abilities to pay 50% of their rent by July 2018. Only three (3) 
households rated themselves as very confident.  
 
TPS Staff: 
District staff favors an option that would provide ESHAP families 
adequate assistance that reflects the cohort’s needs so that 
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Topic  Response 
that majority of program 
households are still 
transitioning from crisis to 
stability, and therefore may 
not be ready to absorb a 
greater percentage of their 
rent that the HOP requires 
by July 2018.  

households will have a chance to stabilize. Otherwise, the program 
will risk disrupting student progress in school, as well as increase 
household’s likelihood of returning to homelessness. 
 

Minimum check-in once 
every 30 days with THA 
caseworker. 
 
 

ESHAP Staff: 
Given that participants are geographically spread throughout the 
greater Tacoma region, THA can better monitor household 
progress by establishing a minimum check-in. This requirement 
holds households accountable for reporting their progress, and an 
opportunity to communicate any key issues, needs or 
accomplishments with THA in a timely manner.  
 
ESHAP Households: 

● 90% of families who answered the survey agreed that this 
requirement is appropriate, many stating that maintaining 
communication from the caseworker is helpful for their 
progress. 

● The small percentage that disagreed stated that they 
currently have a separate communication plan with the 
caseworker. 

School attendance 
monitoring  
 
 

TPS & ESHAP Staff: 
Prioritizing the monitoring of on-time school attendance as the 
main indicator of the family and student’s participation 
commitment will help set a program minimum definition of school 
engagement.  
On-time school attendance is a district initiative, therefore this 
decision aligns nicely with district goals.  
 
ESHAP Households: 
Majority of households agreed that this requirement is aligned with 
their assumptions about the program’s expectation. Families also 
expressed their personal beliefs about the importance of on-time 
school attendance. Some families did request that THA take into 
consideration each household circumstance and that decisions that 
may impact household eligibility be taken on a case-by-case basis. 
THA agrees with this and 

 
Recommendation 
Authorize THA’s Executive Director to adopt these legacy policies and incorporate them and 
related documents into the ESHAP Program manual. 



 

 
TACOMA HOUSING AUTHORITY 
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RESOLUTION 2018-02-28 
(ESHAP Legacy Policy for Households Enrolled in the 2017-2018 School Year) 

 
A RESOLUTION of the Board of Commissioners of the Housing Authority of the City of Tacoma  
 
WHEREAS, Tacoma Housing Authority (THA) and the Tacoma Public School 
District (TPS) are redesigning the Elementary School Housing Assistance Program 
(ESHAP) for expansion in the fall of 2018; and 
 
WHEREAS, during this redesign the 38 presently enrolled ESHAP families (legacy 
families) are experiencing considerable uncertainty about the rules governing their rental 
assistance and their obligations in the program;  
 
WHEREAS, THA and TPS wish to provide these legacy families with more certainty and 
stability as they recover from their experience of homelessness; 
 
WHEREAS, THA and TPS staff consulted with these families on how to do that, and 
developed recommendations and program changes the purpose to apply only to these 
families; 
 
WHEREAS, Changes to the ESHAP must be approved by THA Board of 
Commissioners; now, therefore, be it 
 
Resolved by the Board of Commissioners of the Housing Authority of the City Of Tacoma, 
Washington, that:  
Authorize THA’s Executive Director to adopt these policy documents and update the ESHAP 
Program Manual to read substantially as follows: 
 
1. Continue to allow present ESHAP legacy families to attend the school of their choice.  

Encourage them to opt into their neighborhood school that is closest to their home or 
verify to THA that they have a reliable method of transportation if they opt to enroll 
elsewhere. 
 

2. Legacy families must engage in their child’s education, at minimum by ensuring that 
their children are attending school on-time every day. For households with children 
enrolled in TPS, the ESHAP Education Specialist will gather monthly attendance reports 
from each TPS school, including excused and unexcused absences, tardies, and early 
dismissals. 
 
For program families who are enrolled in non-TPS schools, the ESHAP caseworker will 
assist parents with setting up their parent portal accounts. This is a database school 
districts use to provide parents access to their child’s academic reports. THA will require 
each household to log into their portal and submit a monthly attendance report to the 
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THA caseworker.  
 
If the parent portal is not actively updated by the school, or if the household does not 
have device access to log into a portal, THA will require the household to request a 
monthly attendance report from their school administrator. 
 

3. ESHAP staff will review attendance reports on a monthly basis and identify households 
with student absences and tardies. ESHAP staff will pursue the following actions if the 
student is not attending school daily and on time: 
 
● 2 absences or tardies will trigger THA to issue a “nudge letter” to the household, 

which is a gentle reminder to families about the importance of on-time school 
attendance; 
 

● 5 absences or tardies will trigger an in-person meeting with the ESHAP 
caseworker and/or a school administrator to address attendance concerns and 
resolve any barriers that might prevent the student from attending school on time; 
 

● 7 absences or tardies will trigger a conditional termination letter from THA that 
will notify the household that they are out of compliance, that THA will terminate 
them from the program but will offer them a chance to confer about alternative 
consequences that THA in its sole discretion, may consider. To explore 
alternatives, the letter will explain, the family must contact ESHAP staff within 
10 business days to confer. When determining the consequences, THA will 
consult with TPS and will consider case-by-case circumstances that may have 
caused the student’s truancy, including tardies that have district-related causes, 
such as delayed school bus-transportation. 
 

4. Legacy households must engage with the THA caseworker by checking-in at least once 
every 30 days using the method of communication identified in each household’s 
individualized training and services plan. Methods of communication may include phone 
call, in-person meetings, text-message, e-mail or letter. 
 
● If the household fails to check-in with the caseworker after 30 days, THA will 

issue a reminder letter to the home and the household will receive a phone call. 
The household will have 10 business days to respond; 
 

● If the household does not follow up, THA will issue a conditional termination 
letter that states that THA will terminate them from the program but will offer 
them a chance to confer about alternative consequences that THA in its sole 
discretion, may consider. To explore alternatives, the letter will explain, the 
family must contact ESHAP staff within 10 business days to confer.  
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5. THA will guarantee eligible legacy program households an extension of the Housing Choice 
Voucher (HCV) to July 1, 2019. During this time, they will retain a rental subsidy based 
upon family income. On July 1, 2019, all such households will transition to the HOP. HOP 
rules and policies shall govern their rental subsidy. They will no longer participate in the 
ESHAP program. 
 
Households must demonstrate that they are engaged in a qualifying self-sufficiency activity. 
“Qualifying activities” is any activity in which will increase earned income for a sustained 
period. Examples of qualifying self-sufficiency activities include: degree, vocational 
certificate, homeownership programs or completion of Family Self-Sufficiency (FSS) 
program. 

 

Approved February 28, 2018  
              
        Janis Flauding, Chair 
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