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REGULAR MEETING
BOARD OF COMMISSIONERS

WEDNESDAY, OCTOBER 27, 2010

The Board of Commissioners of the Housing Authority of the City of Tacoma will hold their Regular
Meeting Wednesday, October 27, 2010 at 4:00 p.m.

The meeting will be held at:

902 S L Street
Tacoma, WA 98405

The site is accessible to persons with disabilities. Persons requiring special accommodations should
contact Christine Wilson at (253) 207-4421, before 4:00 p.m. the day before the scheduled meeting.

I, Christine Wilson, certify that on or before Friday, October 22, 2010, | FAXED/EMAILED, the
preceding PUBLIC MEETING NOTICE to:

City of Tacoma 747 Market Street fax: 253-591-5123
Tacoma, WA 98402

Northwest Justice Project 715 Tacoma Avenue South fax: 253-272-8226
Tacoma, WA 98402

KCPQ-TV/Channel 13 1813 Westlake Avenue North email: tips@qg13fox.com
Seattle, WA 98109

KSTW-TV/Channel 11 602 Oaksdale Avenue SW fax: 206-861-8915
Renton, WA 98055-1224

Tacoma News Tribune 1950 South State fax: 2563-597-8274
Tacoma, WA 98405

The Tacoma Weekly PO Box 7185 fax: 253-759-5780

Tacoma, WA 98406

and other individuals and resident organizations with notification requests on file

Christine Wilson
Executive Administrator

902 South L Street, Suite 2A o Tacoma, Washington 98405-4037
Phone 253-207-4429 e Fax 253-207-4440 e mmirra@tacomahousing.org e www.tacomahousing.org



TACOMA HOUSING AUTHORITY

AGENDA
BOARD OF COMMISSIONERS
OCTOBER 27, 2010, 4:00 PM
902 South L Street

1. CALL TO ORDER
2. ROLL CALL
3. APPROVAL OF MINUTES OF THE PREVIOUS MEETING

3.1  Minutes of September 22, 2010 Regular meeting
3.2  Minutes of October 15, 2010 Study Session

4. GUEST COMMENTS

5. COMMITTEE REPORTS

6. ADMINISTRATION REPORTS
6.1 Finance and Administration
6.2  Real Estate Management and Housing Services
6.3  Real Estate Development

6.4  Community Services

7. OLD BUSINESS

8. NEW BUSINESS

8.1  THA Resolution 2010-10-27 (1), Approval of THA Moving to Work Application
8.2  THA Resolution 2010-10-27 (2), Amendment to THA Administrative Plan - Subsidy Standards

9. COMMENTS FROM THE COMMISSIONERS
10. COMMENTS FROM THE EXECUTIVE DIRECTOR
11. EXECUTIVE SESSION

12. ADJOURNMENT

902 South L Street, Suite 2A e Tacoma, Washington 98405-4037
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BOARD OF COMMISSIONERS MEETING MINUTES
REGULAR SESSION
WEDNESDAY, September 22, 2010

The Commissioners of the Housing Authority of the City of Tacoma met in Regular Session
at 401 North G Street, Tacoma, WA at 4:00 PM on Wednesday, September 22, 2010.

1. CALL TO ORDER

Chair Banks called the meeting of the Board of Commissioners of the Housing Authority
of the City of Tacoma (THA) to order at 4:17 PM.

2. ROLL CALL
Upon roll call, those present and absent were as follows:

Present Absent
Dr. Arthur C. Banks, Chair
Janis Flauding, Vice Chair
Greg Mowat, Commissioner
Ken Miller, Commissioner
Stanley Rumbaugh, Commissioner
(arrived at 4:19 PM)

Staff

Michael Mirra, Executive Director

Christine Wilson, Executive Administrator

Ken Shalik, Finance and Administration Director
April Davis, REMHS Director

Barbara Tanbara, Human Resources Director
Nancy Vignec, Community Services Director
Tina Hansen, Interim RED Director

Chair Banks declared there was a quorum present @ 4:18 PM and proceeded.

3. APPROVAL OF MINUTES OF THE PREVIOUS MEETING
Chair Banks asked for any corrections to or discussion of minutes for the Annual Meeting
of the Board of Commissioners of Wednesday, August 25th. Commissioner Mowat
moved to adopt the minutes, Commissioner Rumbaugh seconded.

Upon roll call, the vote was as follows:

THA BOARD OF COMMISSIONERS MINUTES 2010-9-22 Page 1



AYES: 3

NAYS: None
Abstain: None
Absent: 2

Motion approved.

Chair Banks asked for any corrections to or discussion of minutes for the Regular
Meeting of the Board of Commissioners of Wednesday, August 25th. Commissioner
Rumbaugh moved to adopt the minutes, Commissioner Mowat seconded.

Upon roll call, the vote was as follows:

AYES: 3
NAYS: None
Abstain: None
Absent: 2

Motion approved.

4. GUEST COMMENTS

Eleven G Street residents attended the board meeting, Ms. Sally Dugan addressed the
board asking about the rebuilt deck on the property and asked if the flower pots that were
removed from the deck could be brought back for the residents to enjoy. The contractors
removed the pots during construction. Ms. Shelby Cole also addressed the board and re-
stated the comments made by Ms. Dugan and explained that THA staff told her that only
shrubs and flowers in pots are allowed on the property. She noted that the contractors
removed grass to lessen the amount of grounds keeping necessary. Ms. Karen Scott also
addressed the board and does not agree with the previous statements that were made. She
does not want the dirty flower pots to return. She believes the contractors working on the
G Street construction project have treated the residents well and she is very appreciative
of the construction upgrades. She does question why seven colors were added to the
front of the building. She would like the linoleum in the community laundry room
replaced, and is concerned that residents of G Street are not picking up their messes. She
also mentioned that 50% of the parking spaces do not need to be dedicated to
handicapped spaces. The last item Ms. Scott presented was a petition dated August 23,
2010 and sent to Mr. Pat Patterson, Portfolio Manager for THA. She was concerned that
to date her has not received a response from Mr. Patterson. The petition requests that G
Street Apartments be equipped with ceiling fans to assist with the very warm summer
days. Chair Banks requested Ms. April Davis to look into the issues presented this
evening to the board and to report back at the October board meeting.
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S5. COMMITTEE REPORTS
Finance Committee — Commissioner Mowatt explained that he had a chance to confer
with Ken Shalik briefly. He was satisfied with the budget reports. Since we are still
early in the budget year, there are few evident trends that required detailed discussion.

6. ADMINISTRATIVE REPORTS

Finance Administration

Director Shalik referred the board to his monthly report and added that for the first month
of the agencywide budget year there is nothing he sees that is troubling. Commissioner
Rumbaugh inquired about the capital fund showing a 0 balance. Director Shalik
explained that once the ARRA projects are completed and the funds are expended the
dollars will be added to that line item. Mr. Shalik has been busy with MTW. He also
mentioned that Yardi software company has purchased VisualHomes. He will be
attending a Yardi conference in November and looks forward to meeting the partners and
establishing a relationship with them.

Commissioner Rumbaugh moved to ratity the payment of cash disbursements totaling
$6,575,609 for the month of August, 2010, Commissioner Mowat seconded.

Upon roll call, the vote was as follows:

AYES: 3
NAYS: None
Abstain: None
Absent: 2

Real Estate Management and Housing Services

Director Davis referred the board to her monthly report. She reported that the flag at the
FIC has been replaced and thanked Salishan Jesus Delgado for bringing it to the staff’s
attention. Additionally, regarding Mr. Delgado’s concerns about items being stored on
porches, Ms. Davis reported that lease violations have been sent to those units. She
explained the unit turn table in her monthly. She stated that a new column has been
added to the table that shows the number of days to turn a unit. Director Davis also
reported there will be discussion about MTW activities at the upcoming Study Session on
October 15", Commissioner Rumbaugh asked why our Salishan REAC scores were so
low. Director Davis went over the list of reasons for the point deductions and discussed
why the REAC criteria does not always indicate the health or condition of a community
in a meaningful way. That said, we do need to master the REAC system. Chair Banks
asked if the inspectors scoring sheets were inconsistent. Director Davis was unable to
say. ED Mirra added that these REAC scores will not affect our MTW high performer
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status. Under ourMTW contract, HUD will score us under a new PHAS system created
under MTW. He could not say when that will be.

Real Estate Development

Interim Director Hansen referred the board to her monthly report. Discussion ensued that
we are on track for the September 30™ Citibank approval from HUD. Director Hansen
stated that THA will not apply for the HOPE VI and Choice Neighborhoods NOFA'’s
stating the criteria for each NOFA applied to larger housing authorities. Director Hansen
stated RED staff will continue to look at the option of a phased in approach for
development for Hillside Terrace. She added that the ARRA projects are coming to a
completion.

Community Services

Director Vignec referred the board to her report and stated her concerns about the
progress that needs to made in Asset Building and the IDA accounts. Additional
applicants are needed to match their goal. She will be looking at making requirement
mandatory for tenants and believes the classes ned to be offered off-site. Chair Banks
asked if these are day or evening classes. Director Vignec stated they are primarily
evening classes. She also stated that the program offers flexible hours.

Human Resources

Director Tanbara referred the board to her report mentioning that she held her first
benefits committee to review THA benefits currently offered to employees. The search
for the RED director continues with over 1,400 website hits, 74 applicants, and four
strong candidates have been initially interviewed. The new NEOGOV website used by
HR for employment recruitment has been an effective tool and asset. She briefly touched
on the employee turnover rate report and anticipates the annual percentage rate remaining
below 10%. Commissioner Mowat inquired about the employee survey. Director
Tanbara touched on the All Staff Retreat created around the survey and explained that
each department has created SMART Goals to work on in their individual
departments/divisions.

7. OLD BUSINESS
None.
8. NEW BUSINESS

8.1 RESOLUTION 2010-9-22 (1), APPROVAL OF TENANT ACCOUNT
RECEIVABLE WRITE OFFS
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WHEREAS, Tacoma Housing Authority (THA) provided housing services to
Housing Choice Voucher and Public Housing participants who discontinued
housing assistance with debt owing to THA.

WHEREAS, each individual included in this tenant account write off has been
notified of their debt and given the opportunity to pay prior to this resolution.

Resolved by the Board of Commissioners of the Housing Authority of the City
Of Tacoma, Washington, that:

1. Approve Resolution 2010-9-22 (1) authorizing THA staff to “write off” the
following accounts and send these debts to an external collection agency to
pursue collection action:

Client Number Client Program Total Debt
XX000708 Stewart Court 1,783.91
XX000256 Stewart Court 3,112.25
XX000432 Stewart Court 1,228.71
XX000187 Stewart Court 973.32
XX000191 Stewart Court 839.35
XX000710 Stewart Court 1,320.23
XX000258 Stewart Court 4,975.34
XX000276 Stewart Court 2,588.05
XX000678 Stewart Court 2,518.60
XX000264 Stewart Court 2,669.00
XX000241 Stewart Court 2,728.52
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XX000228 Stewart Court 4,039.15

XX000272 Stewart Court 2,750.31
XX000194 Stewart Court 1,933.32
XX000729 Stewart Court 1,484.48

Total: | 34,944.54

Approved:  September 22, 2010

Dr. Arthur C. Banks, Chairman

Commissioner Rumbaugh motioned to approve the resolution. Commissioner
Mowat seconded the motion.

Upon roll call, the vote was as follows:

AYES: 3
NAYS: None
Abstain: None
Absent: 2

Motion approved

8.2 RESOLUTION 2010-9-22(2), SUBMISSION OF FUNDING
APPLICATIONS AND SECURE FINANCING FOR HILLSIDE
TERRACE.

WHEREAS, the Housing Authority of the City of Tacoma (the “Authority) seeks
to encourage the provision of long-term housing for low-income persons residing
within the City of Tacoma, Washington;

WHEREAS, RCW 35.82.070(2) provides that a housing authority may “prepare,
carry out, acquire, lease and operate housing projects; to provide for the
construction, reconstruction, improvement, alteration or repair of any housing
project or any part thereof...;”

WHEREAS, Tacoma Housing Authority (THA) applied for and were
unsuccessful receiving award for a 2009 HOPEVI Grant for the 1800 and 2500
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block of Hillside Terrace Apartments under a previously approved mix-financed
HOPE VI Grant application;

WHEREAS, THA other sources of financing either to become more competitive
for next year’s HOPE VI application or to do the project in phases without HOPE
VI funding;

Resolved by the Board of Commissioners of the Housing Authority of the City
Of Tacoma, Washington, that:

1. The Executive Director or his designee is authorized to apply for various
funding from various sources to secure capital for the demolition and
redevelopment of new housing units at the old Hillside Terrace Apartments,
including without limitation low-income tax credits, private sector financing,
grants or loans from the Tacoma Community Redevelopment Authority, Pierce
County, Washington State Housing Finance Commission, Washington State
Housing Trust Fund Grant(s) and other federal, state and local funds.

Approved:  September 22, 2010

Dr. Arthur C. Banks, Chairman

Commissioner Mowat motioned to approve the resolution. Commissioner
Rumbaugh seconded the motion.

Upon roll call, the vote was as follows:

AYES: 3
NAYS: None
Abstain: None
Absent; 2
Motion Approved

8.3 RESOLUTION 2010-9-22 (3), PUBLIC RECORDS ACT EXEMPTION
FROM CREATING INDEX

A RESOLUTION of the Board of Commissioners of the Housing Authority of the
City of Tacoma

WHEREAS, Washington State’s Public Records Act, RCW 42.56.070(3),
requires every local government agency to maintain and make available for public
inspection and copying a current index which provides identifying information
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concerning the following records, including electronic records, issued, adopted or
promulgated after January 1, 1973:

a) Final opinions, including concurring and dissenting opinions, as well as
orders, made in the adjudication of cases;

(b) Those statements of policy and interpretations of policy, statute, and
the Constitution which have been adopted by the agency;

(c) Administrative staff manuals and instructions to staff that affect a
member of the public;

(d) Planning policies and goals, and interim and final planning decisions;

(e) Factual staff reports and studies, factual consultant's reports and
studies, scientific reports and studies, and any other factual information
derived from tests, studies, reports, or surveys, whether conducted by
public employees or others; and

(f) Correspondence, and materials referred to therein, by and with the
agency relating to any regulatory, supervisory, or enforcement
responsibilities of the agency, whereby the agency determines, or opines
upon, or is asked to determine or opine upon, the rights of the state, the
public, a subdivision of state government, or of any private party.

WHEREAS, RCW 42.56.070(4) relieves local government agencies of the
obligation to maintain such an index if to do so would be unduly burdensome, and
if the local government agency issues and publishes a formal order specifying the
reasons why and the extent to which compliance would unduly burden or interfere
with agency operations; and

WHEREAS, since January 1, 1973, the Tacoma Housing Authority has issued,
adopted and promulgated thousands of documents including, but not limited to:
correspondence between staff and correspondence between staff and the public;
statements of policy, interpretations of policy, and policy revisions; administrative
staff manuals and instructions; planning policies and goals; and factual reports
and studies; and

WHEREAS, compiling and indexing this information, and maintaining an index,
would require hundreds of hours of staff time, and would require the Housing
Authority to postpone or eliminate existing planned activities, create new positions or
pay existing employees to do the work outside their normal work hours; and
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WHEREAS, the Housing Authority’s funding, which comes primarily from rents and
a subsidy from the US Department of Housing and Urban Development (HUD), are
currently insufficient to cover existing operating and maintenance costs; and

WHEREAS, the HUD would not increase the Housing Authority’s funding to cover
the cost of compiling, indexing, and maintaining the required index, which will cause
further strains on the Housing Authority’s already severely strained budget; and

WHEREAS, The Housing Authority will provide any document it is obligated to
provide by the Act, including such indices it already maintains for its own use;

Resolved by the Board of Commissioners of the Housing Authority of the City of
Tacoma, Washington as follows:

1. For the reasons set forth above, the Board of Commissioners finds that
maintaining an index of information and documents, as required by RCW
42.56.070(3), would be unduly burdensome and would interfere with Housing
Authority operations.

Approved: September 22, 2010

Dr. Arthur C. Banks, Chairman

Commissioner Rumbaugh motioned to approve the resolution. Commissioner Mowat
seconded the motion.

Upon roll call, the vote was as follows:

AYES: 3
NAYS: None
Abstain: None
Absent: 2

Motion approved

9. COMMENTS FROM COMMISSIONERS
None

10. COMMENTS FROM THE EXECUTIVE DIRECTOR
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ED Mirra directed the board to his report and proceeded to read a very nice letter to the
editor in the TNT this past week complimenting the great work improving the Salishan
neighborhood.

11. EXECUTIVE SESSION

None.
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12. ADJOURNMENT
There being no further business to conduct, the Board of Commissioners, Commissioner
Mowat moved to adjourn, and Commissioner Rumbaugh seconded the motion. Meeting
adjourned at 5:45 PM.
APPROVED AS CORRECT

Adopted: October 27, 2010

Dr. Arthur C. Banks, Chair
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R, TACOMA HOUSING AUTHORITY

BOARD OF COMMISSIONERS MEETING MINUTES
STUDY SESSION MEETING MINUTES
FRIDAY, October 15, 2010

The Commissioners of the Housing Authority of the City of Tacoma met in Budget Retreat at
902 S. L Street, Tacoma, WA at 12:00 PM on Friday, October 15, 2010.

1. CALL TO ORDER

The Board of Commissioners of the Housing Authority of the City of Tacoma (THA) called
itself to order at 12:05 PM.

2. ROLL CALL

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

PRESENT ABSENT

Commissioners

Arthur Banks, Chair (arrived at 12:15 PM)

Janis Flauding, Vice Chair (arrived at 12:10 PM)
Ken Miller, Commissioner

Greg Mowat, Commissioner

Stanley Rumbaugh, Commissioner

Staff

Michael Mirra, Executive Director

Ken Shalik, Finance and Administration Director
Barbara Tanbara, Human Resources Director
Tina Hansen, Interim RED Director

Nancy Vignec, Community Services Director
April Davis, REMHS Director

A quorum was present @ 12:06 and proceeded.
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3. GENERAL DISCUSSION - MOVING TO WORK

Director April Davis presented the MTW draft plan. She explained that staff will be asking
the Board at its October 27™ meeting for authorization to present this draft to HUD for
HUD’s approval. If HUD approves the plan, probably in January, staff will then implement
the plan with changes to HUD documents governing the public housing and voucher
program. Those changes will first go through public comment periods. Staff would then
present them to the Board for final approval.

ED Mirra provided some “broad stroke” descriptions of the proposal, the reasons for it and
its effects on THA and its client. Director Davis, using a detailed powerpoint presentation,
explained the proposal in more depth, answering a variety of questions from the Board. John
Seasholtz of Seasholtz Consulting participated as well, reporting on his analysis of the draft.

Director Davis also reported on the public comment THA has received. She also recounted
that she has consulted with attorneys of Northwest Justice Project and that they did not offer
any notable concerns about the proposals. They are helping THA draft the language for the

“hardship exceptions” policy that will govern requests from households for exception from
some of the policy provisions.

4. ADJOURNMENT

There being no further business to conduct, the Board of Commissioners meeting adjourned
at 2:00 PM.

APPROVED AS CORRECT

Adopted: October 27, 2010

Dr. Arthur C. Banks, Chair
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Finance Committee
Commissioner Mowat
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Motion

Adopt a consent motion ratifying the payment of cash disbursements totaling $6,309,341 for the month
of September, 2010.

Approved: October 27, 2010

Dr. Arthur C. Banks, Chairman



TACOMA HOUSING AUTHORITY

Date:  October 27, 2010
To: THA Board of Commissioners
From: Ken Shalik
Director of Finance and Administration
Re: Finance & Administration Department Monthly Board Report
1. FINANCIAL STATEMENT COMMENTS

| present the September, 2010 disbursement report for your approval.

The Finance Department is submitting the financial statement for the month of August, 2010.
As this is still early in the Fiscal Year, it is difficult to make projections. From the financials
that are presented, I am not seeing any areas of concern, but will quickly address a couple of
areas.

e Line 9 — Fee for Service Income — Lower due to majority of time spent on MTW, and
less on assisting AMP’s or fee centers.

e Line 7 — Capital Fund Revenue — We will meet budget by end of the year. The lower
income YTD is due to timing issues.

e Line 10 — Other Government grants — Income is higher to date due to receiving admin
reimbursement for NSP grants. The majority of expenses were in FY2010. This will
fall in line with budget over the year.

e Line 14 — Other Revenue — All the funds for the Education Program (Gates Foundation,
$138K) received up front at beginning of fiscal year.

e Lines 16 thru 36 — Administrative Expenses — There are many area with large
variances. Other than timing issues, | am not seeing any areas of concern that 1 would
address at this time.

e Line 40 — Tenant Service Other — This is a timing issue. One of the ROSS grants
closed in October, and contracts that were in place are being paid to close out the grant.

e Lines 42 thru 44 — Utilities — These anomalies have to due with billing cycles and time
of the year.

e Line 62 — Section 8 HAP Payments — The expense is low thru August due to
occupancy. The occupancy will be increasing through December, and the costs will be
increasing.

Overall, the financial position is very healthy at the moment with a projected $446,625 surplus
(line 68), as compared to a budgeted $11,744. As stated earlier, this will change as we get
further into the year.
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FINANCE DEPARTMENT MONTHLY REPORT
October 2010
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INVESTMENTS

Surplus funds had been invested in Heritage checking, Money Market accounts and the
Washington State Investment Pool. There is no change in the current Washington state
collateralization policy (100% required for all public depositories) and rates remain at .51% for
our checking and money market accounts. The Washington State Investment pool meets the
state requirements with interest rates at .28%.

INFORMATION TECHNOLOGY/SOFTWARE IMPLEMENTATION

Moving to Work software has been installed in our test system. A test team has been identified
and the testing process is underway. Our current plan is to implement into production the
Moving-To-Work software updates as well as the most recent 9.9 release of the Visual Homes
software. We have completed a significant amount of testing for these updates and plan to
implement these updates in November if testing continues to be successful.

VisualHOMES is starting to integrate its services into the Yardi support model. VisualHOMES
web portal will be incorporated into the YARDI web support portal. VisualHOMES support
personnel will be incorporated into the YARDI phone system and cell phones will be issued to
Visual[HOMES personnel in the near future for 24/7 support access.

Visual HOMES user conference is scheduled for November 8-10. Ken Shalik, Jennifer
Minogue, Todd Craven and Dave Gjerstad will be attending.

Significant Software and Hardware Initiatives Underway
e Planning for S8Tran08 Upgrade — Hold until completion of MTW conversion
e Planning for LRTran07 Upgrade — Hold until S8Tran completed
Analysis and Review of Tax Credit Upgrade Module — VisualHOMES
THA Analysis and Review of Grants Processing and Reporting — Hold Status
I.T. Disaster Recovery Project Planning — In Progress
MTW Software Module Data Conversion and Testing — Sept to Nov
PIC 50058 Testing — October/November
THA Tenant Adjustment Application Development and Testing — September
MTW Baseline Data Extractions — July 2010 to June 2010

We experienced no new issues for the month of September. We are currently holding 24
outstanding issues with Visual[HOMES support. The majority of outstanding issues are related
to module updates or enhancement requests. We are expecting a number of issues to be
resolved as we implement the next several modules including MTW, SSTRANO08, LRTRANO7
and software release 9.9.
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Outstanding Issues List Matrix

Current Month Scorecard Priority

Low | Medium High Critical Total
Support issues brought forward 4 15 5 0 24
+ New issues this period 0 0 0 0 0
- Total Issues resolved this period 0 0 0 0 0
= Qutstanding issues— end of period 4 15 5 0 24
% of Outstanding resolved this period 0% 0% 0% 0% 0%
Bug report submitted 1 4 1 0 6
Modification needed 1 6 2 0 9
Training required 0 0 0 0 0
Upgrade available 0 0 0 0 0
Action required from THA 1 5 1 0 7
Under VH review 0 0 0 0 0
In VH development 1 0 0 0 1
In THA testing 0 0 1 0 1
Total Outstanding Issues 4 15 5 0 24

e Total Support Requests Beginning Number — This is the beginning number from the prior months
ending numbers.

e New this Month — Issues, bugs and modifications requests submitted this month.

o Bug Report Submitted — Bugs are considered errors within the current functionality. Please note
enhancements to current functionality should not be categorized as bugs.

o Modification Needed — This category should include all requests for new functionality or enhancement of
current functionality

e Training Required - A lack of understanding in the software has resulted in need for THA to schedule
training. Issues in this category need to be addressed with staff training.

o Upgrade Available - The solution to the reported issue has already been resolved in a new release. THA
needs to schedule an upgrade with VisualHOMES Support.

e Action Required from THA — VisualHOMES has requested additional information to provide
clarification of the reported issue

e  Under VH Review- VisualHOMES support staff handles issues related to minor system bugs, data issues
and training. When in this category, the issue is being worked on.

e In VH Development — Issues (Bugs and/or Approved Modifications) in development will be addressed in
future releases (builds) or added to technical specs of future enhancements.

e In THA Testing - VisualHOMES has tested and delivered the requested changes to THA for Acceptance
Testing. THA
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ASSET MANAGEMENT AND COMPLIANCE

The Asset Management and Compliance area is responsible for Asset Management, Risk
Management, Financial Reporting, Procurement, Compliance, and oversight of the Desk
Manual Project. Over the past several months, this area has been heavily involved in
developing the agency’s Local Asset Management Plan. In Risk Management, we have been
busy with the renewals for the Tax Credit insurance policies.

THA’s Asset Management Committee met for the first time on October 13. This committee is
responsible for analyzing property metrics related to performance and long-term viability. The
committee will also explore new ways to increase property revenue and reduce certain
expenses. It includes members of Finance, Real Estate Development, and Property
Management and is chaired by the Asset and Compliance Manager.

YEAR-END UPDATE

Finance Department staff finished the unaudited Financial Data Schedule (FDS) and REAC
submission for FY 2010 the third week of August. We are awaiting REAC review of this
unaudited submission, which might be completed by November. Finance staff has completed
preparing the financial statements that will be audited by the State Auditor’s Office (SAO).
These are currently undergoing final reviews for accuracy and will be submitted electronically
to the SAO by the end of October, well before the statutory deadline of five months after the
fiscal year end (November 30). It is anticipated that the SAO auditors will begin their audit
late November or early December.

BUDGET

We are in the process of attempting to change our Fiscal Year to a Calendar Year. The request
has been sent to both the HUD field office and REAC. The Washington State auditors have
provided their written support for the change.

DESK MANUAL PROJECT

The desk manuals are beginning to take shape. Review sessions are currently underway and
several processes have moved into the content development stage. We are excited about the
progress of the project as well as the enthusiasm shown by staff for the project. It is clear that
this course has been positive for the agency and that both the process maps and the content
developed by staff will add transparency to the way we operate, enable us to easily improve the
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way we do things, encourage consistency, and make the orientation of new staff a more
seamless experience.

Troubled Designation for Financial Score

After submitting the appeal of the Troubled Designation for our Financial Score for the FY
2009 Financial Data Schedule (FDS) to REAC on September 27th, there has been some
encouraging communication with REAC that has taken place.

On September 27th, Johnson Abraham, Program Manager, Integrated Assessment Subsystem —
REAC/HUD, requested clarifying information about our tax credit entities that we include in
our Component Unit section of the FDS. He indicated that he was familiar with tax credit
projects since he previously worked in Housing Authority operations and understood that these
were separate legal entities. Mr. Abraham indicated he was heading the review of our appeal
and that he believed that we were correct in our assumption that the tax credit financial
information should be excluded from our financial scoring.

On October 7th, Ron Matyszczyk, Assessment Manager, Financial Assessment Public Housing
Team — REAC/HUD requested further information on our appeal. He asked for proof of tax
credit investor contributions that were provided to pay off construction loans for Salishan 4 and
for more supporting information for our construction loans for Salishan 5 and 6. He
furthermore wanted to know more about our tax credit developments and the financing of
these. He indicated that he understood that the short-term construction loans could be sizable
and that these would mostly be paid off through tax credit investors contributions. He agreed
that this was not an indication of financial distress and that this impact on our financial score
should not be considered. While he did not specifically say how this might affect our appeal,
he understood that other Housing Authorities could equally be impacted by the current REAC
scoring process in an unfair manner.

These two conversations appear to indicate that REAC is questioning its current scoring
methodology, which could lead to a revision of this. If this revision is based on our
interpretation of the relevant HUD regulation (24 CFR 902), REAC will have to exclude the
Component Unit section of the FDS from the scoring process and THA will once again have
the high financial score that it should have.
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TACOMA HOUSING AUTHORITY
AGENCY WIDE

August, 2010

Thru 06/30/2011

CURRENT MTH | YEAR TO DATE | BUDGETED | VARIANCE PROJECTED BUDGETED |VARIANCH]
ACTUAL ACTUAL YTD ACTUAL
OPERATING RECEIPTS
Tenant Revenue - Dwelling rent 232,761 450,229 419,986 7.20% 2,651,374 2,519,913 5.22%
Tenant Revenue - Other 8,973 14,586 7,333 98.90% 87,516 44,000 | 98.90%
HUD grant - Section 8 HAP reimbursemer 2,634,307 5,262,209 5,334,586 -1.36% 31,573,254 | 32,007,514 | -1.36%
HUD grant - Section 8 Admin fee earned 226,154 486,613 440,377 10.50% 2,719,678 2,642,264 2.93%
HUD grant - Public Housing subsidy 195,699 391,398 379,950 3.01% 2,348,388 2,279,701 3.01%
HUD grant - Community Services/HOPE 39,131 105,343 70,994 [ 48.38% 442,058 425,961 3.78%
HUD grant - Capital Fund Operating Reve 38,368 38,368 131,710 | -70.87% 780,208 790,259 -1.27%
Management Fee Income 199,311 360,161 374,816 -3.91% 2,185,966 2,248,893 | -2.80%
Fee For Service Income 4,391 9,754 13,433 | -27.39% 58,524 80,596 | -27.39%
Other Government grants 35,346 68,145 53,312 27.82% 338,870 319,872 5.94%
Investment income 6,878 11,462 8,917 28.55% 68,772 53,500 | 28.55%
Fraud Recovery Income - Sec 8 2,119 3,169 5,229 [ -39.40% 19,014 31,375 | -39.40%
Other Revenue- Developer Fee Income 0 0 418,276 [ -100.00% 2,509,657 2,509,657 0.00%
Other Revenue 9,395 208,138 108,566 91.72% 658,828 651,398 1.14%
TOTAL OPERATING RECEIPTS 3,632,833 7,409,575 7,767,484 -4.61% 46,442,107 | 46,604,903 | -0.35%
OPERATING EXPENDITURES

Administrative Expenses
Administrative Salaries 252,394 516,086 577,184 | -10.59% 3,446,516 3,463,104 | -0.48%
Administrative Personnel - Benefits 98,158 195,387 230,792 | -15.34% 1,322,322 1,384,752 | -4.51%
Accounting & Audit Fees 0 0 12,583 | -100.00% 75,500 75,500 0.00%
Management Fees 157,027 266,031 321,415 | -17.23% 1,926,186 1,928,489 | -0.12%
Rent 12,229 25,627 26,796 -4.36% 153,762 160,774 | -4.36%
Advertising 686 786 2,092 | -62.42% 9,716 12,550 | -22.58%
Data Processing Expenses 10,370 27,262 50,766 [ -46.30% 288,572 304,595 -5.26%
Office Supplies 3,187 7,654 16,233 | -52.85% 75,924 97,400 | -22.05%
Publications & Memberships 349 1,358 7,479 | -81.84% 38,148 44,875 | -14.99%
Telephone 4,774 14,621 14,850 -1.54% 87,726 89,100 | -1.54%
Postage 5,338 8,089 7,942 1.86% 58,534 47,650 | 22.84%
Leased Equipment & Repairs 4,753 11,506 12,026 -4.32% 69,036 72,155 -4.32%
Office Equipment Expensed 890 890 10,000 | -91.10% 55,000 60,000 [ -8.33%
Legal 0 3,058 19,917 | -84.65% 98,348 119,500 | -17.70%
Local Milage 218 335 2,732 | -87.74% 14,010 16,390 | -14.52%
Staff Training/Out of Town travel 2,380 9,751 30,008 | -67.50% 168,506 180,045 | -6.41%
Contract Services 24,950 45,130 64,392 | -29.91% 400,780 386,350 3.73%
Other administrative expenses 4,406 8,926 14,910 | -40.13% 83,556 89,461 -6.60%
Due diligence - Development projects 0 0 8,333 | -100.00% 35,000 50,000 [ -30.00%
Contingency 0 0 417 | -100.00% 0 2,500 |-100.00%
Total Administrative Expenses 582,109 1,142,497 1,430,865 | -20.15% 8,407,142 8,585,190 | -2.07%
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August, 2010

Thru 06/30/2011

CURRENT MTH|YEAR TO DATE[| BUDGETED [VARIANCH| PROJECTED BUDGETED NMARIANCE
ACTUAL ACTUAL ACTUAL
Tenant Service
Tenant Service - Salaries 41,882 85,460 98,704 [ -13.42% 512,760 592,226 | -13.42%
Tenant Service Personnel - Benefits 17,535 37,274 37,981 -1.86% 223,644 227,884 -1.86%
Relocation Costs 0 475 6,083 | -92.19% 2,850 36,500 [ -92.19%
Tenant Service - Other 15,148 52,784 23,217 | 127.35% 176,704 139,300 | 26.85%
Total Tenant Services 74,565 175,993 165,985 6.03% 915,958 995,910 | -8.03%
Project Utilities
Water 5,514 11,895 14,854 | -19.92% 71,370 89,126 [ -19.92%
Electricity 10,418 22,679 30,598 [ -25.88% 136,074 183,588 | -25.88%
Gas 370 3,692 10,228 | -63.90% 52,152 61,367 [ -15.02%
Sewer 15,612 37,117 46,734 | -20.58% 222,702 280,404 | -20.58%
Total Project Utilities 31,914 75,383 102,414 | -26.39% 482,298 614,485 | -21.51%
Ordinary Maintenance & Operations
Maintenance Salaries 46,980 93,416 96,030 -2.72% 560,496 576,182 -2.72%
Maintenance Personnel - Benefits 13,284 27,884 27,157 2.68% 167,304 162,941 2.68%
Maintenance Materials 12,394 21,281 29,200 [ -27.12% 187,686 175,200 7.13%
Contract Maintenance 47,731 89,513 120,900 | -25.96% 737,078 725,400 1.61%
Total Routine Maintenance 120,389 232,094 273,287 | -15.07% 1,652,564 1,639,723 0.78%
General Expenses
Protective Services 5,662 17,380 20,067 [ -13.39% 129,280 120,400 7.38%
Insurance 13,865 27,028 32,677 | -17.29% 192,168 196,059 | -1.98%
Other General Expense 78,385 141,570 145,052 -2.40% 849,420 870,312 | -2.40%
Payment in Lieu of Taxes 1,198 2,397 2,474 -3.11% 14,382 14,843 | -3.11%
Bad Debt - Tenant Rents 683 683 4,417 | -84.54% 26,500 26,500 0.00%
Interest Expense 87,622 114,395 110,648 3.39% 660,000 663,890 | -0.59%
Total General Expenses 187,415 303,453 315,334 -3.77% 1,871,750 1,892,004 -1.07%
TOTAL OPERATING EXPENSES $ 996,392 | $ 1,929,420 | $ 2,287,885 $ 13,329,712 | $13,727,312
Nonroutine Expenditures
Ext. Maint/Fac Imp/Gain/Loss Prop Sale 0 17,568 16,667 5.41% 105,408 100,000 5.41%
Casualty Losses 3,500 9,827 0 9,827 0
Sec 8 HAP Payments 2,501,618 4,973,107 5,250,659 -5.29% 31,288,642 31,503,954 | -0.68%
Total Nonroutine Expenditures 2,505,118 5,000,502 5,267,326 -5.07% 31,403,877 | 31,603,954 -0.63%
TOTAL EXPENDITURES 3,501,510 6,929,922 7,555,211 -8.28% 44,733,589 | 45,331,266  -1.32%
OPERATING SURPLUS/(DEFICIT) 131,323 479,653 212,273 | 125.96% 1,708,518 1.273.637 | 34.14%|
Reserve/Capital Affecting Operations
THA transfer to development projects 0 0 (259,038) -100.00% (1,554,226)| (1,554,226) 0.00%
Reserve Appropriations 5,101 7,553 48,722 | -84.50% 292,333 292,333 0.00%
THA SURPLUS/(DEFICIT) 136,424 487,206 1,957 446,625 11,744




TACOMA HOUSING AUTHORITY
CASH POSITION - September , 2010

Account Name | CurrentBalance | Interest
HERITAGE BANK
Accounts Payable $ 5,688,578 0.51%
Section 8 Checking 2,555,381 0.51%
THA Investment Pool 283 0.51%
THA LIPH Security Deposits 104,997 0.51%
THDG - Tacoma Housing Development Group 19,305 0.51%
LF - Windstar 300 0.51%
LF - Stewart Court 48,522 0.51%
LF - Stewart Ct Security Deposit Account 13,800 0.51%
LF - SF 9Homes Alaska 165,890 0.51%
LF - SF 9Homes Alaska Sec Dep Acct 7,013 0.51%
LF - SFH No. Shirley 3,488 0.51%
LF - SFH N Shirley Security Deposit Acct 1,001 0.51%
LF - Wedgewood Homes 241,318 0.51%
LF - Wedgewood Homes Security Deposit Acct 16,831 0.51%
General Fund Money Market 3,491,047 0.51%
WASHINGTON STATE
Investment Pool B 1,166,985 0.270%
US BANK
Payroll Account ‘ $ 7,448 ‘
CHASE
IDA Account 70,840 0.01%
TOTAL THA CASH BALANCE $ 13,603,026
Less:
MTW Restrictions:
HAP Reserves $ 1,651,250
Section 8 Voucher Operating Reserves 189,354
PH Operating Reserves 4,110,272
Total - MTW Restrictions 5,950,876
Other Restrictions:
FSS Escrows 234,512
VASH & FUP Operating Reserves 331,336
Mod Rehab Operating Reserves 134,924
Security Deposit Accounts 119,455
Salishan Sound Families - 608 248,452
IDA Accounts - 604,605,611 70,840
THDG - 048 19,305
Total - Other Restrictions 1,158,824
Agency Liabilities:
Windstar Loan - 042 338,028
Citibank Loan for Area 3 - Guarantee 3,300,000
Total - Agency Liabilities 3,638,028
THA Designated Reserve for Development: 553,842
Total Restrictions $ 11,301,570
THA UNENCUMBERED CASH | $ 2,301,456
Agency Current Commitments: Balance
Salishan Infrastructure Area 2B - Latest $ 300,000
Habitat for Humanity Loan 75,000
Salishan Education & Training - On hold
Development Projects
Total Current Commitments outstanding $ 375,000
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TACOMA HOUSING AUTHORITY

Date: October 27", 2010
To: THA Board of Commissioners
From: April Davis
Director of Real Estate Management and Housing Services
Re: Department of Real Estate Management and Housing Services Monthly Board Report

HUD 5-YEAR AND ANNUAL PLAN

THA received confirmation from HUD that THA will no longer be required to submit an
Annual Plan. The Annual Moving-to-Work (MTW) Plan will replace the Annual Plan for
FY2011 forward.

Any revisions to the Annual MTW Plan that was prepared for THA’s MTW application
will go through a public review process and be presented to the Board of Commissioners
for approval.

PROPERTY MANAGEMENT DIVISION
1. Physical Inspection Assessment Sub-System (PASS)

THA has received from HUD its PASS score for the following Asset Management
Projects (AMP):

PASS INSPECTION REPORT
Performance
AMP Properties Inspection Date Score (High/Std/Troubled)

1 |K Street, G Street, EB Wilson 8/18/2010 76 Standard
2 |6th Ave, Wright, Fawcett 10/6/2010 87 Standard
3 |Ludwig, Bergerson, Dixon 9/24/2010 65 Standard
4 |Hillside 1800, Hillside 2500 7/20/2010 33 Troubled
6 |LIPH Scattered Sites 7/21/2010 42 Troubled
7  |Hiliside 1 Tax Credit 6/14/2010 94 High
8 [Hillside 2 Tax Credit 6/18/2010 93 High
9 |Hillside 1500 Tax Credit 7/12/2010 92 High
10 |salishan 1 Tax Credit 7/22/2010 55 Troubled
11 |salishan 2 Tax Credit 7/15/2010 60 Standard
12 |Salishan 3 Tax Credit 7/13/2010 75 Standard
13 |salishan 4 Tax Credit 7/14/2010 71 Standard
14 |Salishan 5 Tax Credit 7/19/2010 72 Standard
15 |salishan 6 Tax Credit 7/16/2010 82 Standard

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

Performance Report Summaries:

2.1

2.2

2.3

Public Housing Information Center (PIC) reporting:

THA'’s reporting rate for accurately submitting public housing program
participation data (50058) to HUD is at 99% HUD requires a housing
authority to accurately submit at 95% or better.

Occupancy:

Unit occupancy is reported for the first day of the month. This data is for
the month of September 2010.

OCCUPANCY SUMMARY REPORT

UNITS UNITS UNITS % MTH % YTD

HROCR AVAILABLE | VACANT | OCCUPIED | OCCUPIED | OCCUPIED
AMPs 1-6 594 16 582 97.8% 97.9%
Tax Credit Units 602 20 582 94.6% 95.1%
Local fund units 119 14 105 88.2% 88.2%

Vacancy Unit Turn (PHAS/MASS Indicator #1):

(@) To earn maximum points for this sub-indicator housing authorities must
complete unit turns at an average rate of 20 days or less per AMP.
The average unit turn rate for the month of August is 35.9. Below is a
table with a breakdown of the units turned during the month of
September 2010. If the aged vacant unit at AMP 9 were to be removed
from this average, the average unit turn time would be 37.5.

Make
AMP Downtime | ready Leasing | Total
1 0 36 0 36
2 0 34 11 45
2 6 25 10 41
2 0 7 0 7
2 0 8 0 8
3 0 40 21 61
4 1 0 26 27
4 0 50 25 75
9 41 56 23 120
Totals 48 256 116 420
Averages 5.3 28.4 12.9 46.7
Avg. without
aged vacant
(AMP 9) 9 25.0 11.6 37.5

THA REPORT REMHS 2010-10-27
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The average fiscal year-to-date average unit turns across all AMPs are
42.39 days per turn.

SEPTEMBER 2011 FYTD VACANT UNIT TURN REPORT (MASS #1)
Units Down Make Lease Daysto | Exempt | Avg
AMP # * Turned Time Ready Up Turn Days Turn
AMP 1 6 3 64 83 150 0 25.00
AMP 2 5 6 78 11 95 54 19.00
AMP 3 5 18 102 108 228 140 45.60
AMP 4 4 4 74 72 150 190 37.50
AMP 6 0 0 0 0 0 0 0
AMP 7 0 0 0
AMP 8 0 0 0
AMP 9 1 41 56 23 120 0 120.00
AMP 10 2 31 181 20 232 0 116
AMP 11 0 0 0 0 0 0 0
AMP 12 0 0 0 0 0 0 0
AMP 13 0 0 0 0 0 0 0
AMP 14 0 0 0 0 0 0 0
AMP 15 0 0 0 0 0 0 0
NON AMP PROPERTIES 0 0 0 0 0 0 0
TOTALS 23 103 555 317 975 384 42.39

*Please refer to the table in Section 2.1 for a list of the properties associated with each
AMP.

Below are trend reports for maintenance unit turn time (reflected as “make ready” in the
chart above), average leasing days and average days to turn a unit.

THA REPORT REMHS 2010-10-27 3
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Average Maintenance Unit Turn Days
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Average Total Turn Days by Month
2011 Fiscal Year-to-Date
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The spike in turn days reflects the amount of staff time dedicated to
preparation for REAC and other funder inspections that occurred
throughout the months of August and September. We may see this same
trend in the October numbers since we continued to have inspections
through the first week of October. In total there were eighteen inspections
in a three month period (eleven REAC inspections, four investor
inspections, three City inspections and one State inspection).

2.4 Work Order Report (PHAS/MASS Indicator #4):

The work order report accounts for two separate performance indicators in
work order management, time to complete emergency work orders and
average time to complete non-emergency work orders (routine). The
performance indicators are recorded per AMP. HUD requires housing
authorities to complete at least 99% of its annual emergency work orders
within 24 hours.

In the month of September all emergency work orders were completed
within 24 hours.

THA REPORT REMHS 2010-10-27 5
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Work Order Completion Table:

WORK ORDER COMPLETION REPORT (PHAS/MASS #4)
Emergency Non Emergency
September 2010 FYTD September 2010 FYTD
0,
AMP # * # Com(;)/oleted # ) iﬁoﬂphl?gwd # Corr?;gllgeltion # Corr?;gllgeltion
Completed in 24 hrs Completed (99% HUD Completed Days Completed Days (25 days
Std) HUD Std
AMP 1 1 100% 6 100% 16 2.88 60 3.17
AMP 2 3 100% 8 100% 74 12.36 222 10.31
AMP 3 6 100% 24 95.8% 132 8.93 230 7.10
AMP 4 5 100% 18 94.4% 22 8.36 75 4.45
AMP 6 2 100% 17 14 2.79 49 4.73
AMP 7 0 0% 0 0% 1 .50 1.40
AMP 8 0 0% 0 0% 0 0.00 3.20
AMP 9 0 0% 0 0% 0 0 0 0
AMP 10 1 100% 1 100% 11 23.45 50 22.16
AMP 11 0 0% 8 75% 10 19.80 43 27.81
AMP 12 1 100% 5 100% 10 7.60 27 13.41
AMP 13 0 100% 5 100% 14.25 56 22.07
AMP 14 0 0% 0 0% 19.50 64 12.42
AMP 15 1 100% 1 100% 3.33 39 9.33
Ql‘\’/ﬂ; 0 0% 3 100% 8 0.00 19 84
TOTALS 21 100% 96 95.8% 319 9.87 945 10.35

*Please refer to the table in Section 2.1 for a list of the properties associated with each AMP.

THA REPORT REMHS 2010-10-27
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Outstanding Work Orders Table:

Outstanding Work Orders as of September 30,
2010
Open Non-
AMP # Emergency <25 Days open >25 Days open
AMP 1 72 26 46
AMP 2 5 5 0
AMP 3 15 14 1
AMP 4 14 13 1
AMP 6 1 1 0
AMP 7 15 3 12
AMP 8 5 0 5
AMP 9 7 0 7
AMP 10 2 1 1
AMP 11 9 8 1
AMP 12 8 5 3
AMP 13 10 4 6
AMP 14 9 4 5
AMP 15 5 3 2
Non-AMP 5 1 4
TOTALS 182 88 94

3. Salishan Association

3.1 Salishan Association Board:

(a)

Elections

The Board of Directors held their elections during the month of September. Homeowner Todd
Branyord was voted in as Board President, Ken Shalik will retain his position of Treasurer and
Homeowner Tim Sorenson was voted in as Board Secretary. Effective October 15", Lisa Zahn
has resigned her position as Community Association Manager. The Board will be deciding the
next steps in hiring a new Association Manager.

4. Community Development and Safety
4.1 Salishan Association:

(a)

The Board has set aside $35,000 for 8 speed bumps to be installed
on various streets in Salishan. In the next month we will be
conducting studies with speed guns and evaluating the highest traffic
areas and speeds on various streets to determine the location of these
speed bumps.

THA REPORT REMHS 2010-10-27 7
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(b) The Tacoma Housing Authority and the Salishan Association are
both collaborating with Metro Parks to form a MetroParks Strategic
Planning Committee regarding the acreage behind Salishan. At this
time MetroParks is preparing to convene a community process to
devise its strategic plan for this area. This is exciting and could
include many of the amenities that we have sought in Salishan such
as skateboard park, sprayground, and/or boys and girls club.
Meetings should begin in October.

4.2 Comprehensive Health & Education Foundation (CHEF) Funding:

CHEF, along with WithinReach, is engaged in a unique collaboration to
establish public housing developments as model healthy communities.
The goal is to help create public housing communities where residents
support the growth and development of children and youth, access state
and federal benefit programs and health care services, breathe clean air,
are physically active, eat healthy, connect with neighbors and advocate for
change in the systems and policies that affect their health and well-being.
They will be engaging the Salishan Association in this endeavor by
training and supporting residents in a Community Healthy Worker
Program. We hope to begin this project within the next couple of months.

5. RENTAL ASSISTANCE DIVISION
a. Performance Report Summary:

Public Housing Information Center (PIC) reporting:

THA'’s reporting rate for accurately submitting HCV program participation
data (50058) to HUD is at 97%. HUD requires a housing authority to
accurately submit at 95% or better.

Housing Choice Voucher (HCV) Utilization:
Housing Choice Voucher utilization is reported at 97.06% for the month of

September and 97.45% for calendar year to date. Budget utilization is
reported at 93% for the month and 96.18% for calendar year to date.

THA REPORT REMHS 2010-10-27 8
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HCV UTILIZATION SUMMARY REPORT
Voucher HAP
Month Month

Voucher Allocation 3,543 Budget 2,556,618
Voucher Leased 3,439 Actual 2,370,113
% Utilized 97.06 % Utilized 93%

MOVING TO WORK (MTW)

The Fiscal Year 2011 Moving to Work Plan is included as a separate document in the
Board packet. You will be asked to approve the submittal of this plan during the Board
meeting.

SALISHAN
On October 14™ we received an email from the Tacoma Police Department Community
Liaison Officer congratulating THA for crime statistics for Salishan. Salishan had four

fewer calls for services for September 2010 versus September 2009. This decrease in calls
was experienced even with an increase of 90 units.

THA REPORT REMHS 2010-10-27 9
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TACOMA HOUSING AUTHORITY

DATE: October 27, 2010
TO: THA Board of Commissioners

FROM: Tina Hansen
Interim Director of Real Estate Development

RE: Real Estate Development Department Monthly Board Report

1. SALISHAN/HOPE VI
1.1 Phase Il Construction
1.1.1 Area?2A

. Education, Training and Retail Center: Staff continues to pursue
prospective service providers as tenants or owners for the Education
Training and Retail Center. Lua Pritchard continues to express an interest
in partnering with Service Employees International Union (SEIU) to
purchase or lease space for training classes in the ETRC. Several links and
advertisements for “Educational Service Providers” as tenants or owners in
the new ETRC are now on the THA website. Staff also continues to pursue
various debt free funding opportunities. The HUD NOFA for Capital Fund
Education and Training Facilities has been issued and staff is researching
THA'’s eligibility to apply.

1.1.2 Area3

. Lot Sales: Habitat for Humanity has completed the first eight homes in
Area 3, is nearly complete with another, and is 40% complete on the next
two homes. Staff continues to pursue homebuilders for additional lot sales
in Area 3.

1.1.3 Area?2B

. Infrastructure:
Landscape irrigation main water supply lines are complete in the
north end and are ongoing in the south half. Import and placement of
topsoil is ongoing and planting of nursery stock is underway. The
final lift of asphalt paving was completed the middle of September in
the north half (48" going north to 46™. Infrastructure work is 98%
complete.

902 South L Street, Suite 2A e Tacoma, Washington 98405-4037
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1.2

1.3

1.14

Salishan 7: Current program plans include (90) project-based
Section 8 rental units and (1) unrestricted manager’s unit. All
foundations and footings are complete. All roofing and siding work
is complete. Gypsum wallboard installation continues in block 28.
Mechanical, electrical and plumbing are ongoing through block 28.
Final punch activities are underway in block 24. In-block
landscaping is complete in block 24. The units to date have all
passed the LEED certification for platinum with 95 points. The first
18 units (block 25) were turned over to THA on September 29, 2010.
The next 27 units are scheduled for turnover on October 29, 2010.

Arlington Rd

Staff continues to speak to local Senior Care facility owners and
DSHS in conducting market research for a Senior care facility at
Salishan.

Financial

121

1.2.2

1.2.3

Salishan Seven: As was mentioned above, the construction of Salishan
Seven is proceeding on schedule. There is no finance news at this time.
THA should learn later this month what level of LEED certification
Salishan Seven will receive. Certification from the United States Green
Building Counsel (USGNC) is expected in early November. THA has
targeted LEED Platinum, which is the highest rating, and all indicators
show we should obtain this goal.

Area 3 Citi Bank Loan: THA closed on a portion of the loan restructuring
with Citibank in June. HUD approval to allow THA to provide additional
lots in Area 2B as collateral was granted September 29. Final
documentation has now been signed and recorded and the negotiated loan
terms are now in effect.

Area 2B: The contract with the Department of Commerce for the $1
million in State capital budget funding that THA received has been signed
and THA will have expended all of the funds by the end of October.

Construction Oversight Committee

The Construction Oversight Committee (COC) was held as scheduled on September
9, 2010. The committee was updated on all elements of Salishan. It was discussed
that there would be one to two more meetings as the project is nearing completion.
The white paper on the success of the project and the committee will be updated to
reflect the final outreach achievements. The next meeting is scheduled for January
13, 2011.
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2. PUBLIC HOUSING PROJECTS

2.1

2.2

Scattered Sites

Disposition: The scattered sites will remain as public housing units for the time
being.

1800/2500 Hillside Terrace

2.2.1  Financing: Financing of this project is on hold. Staff is reviewing the HUD
NOFA for Capital Fund Education and Training Facilities to determine if this
grant would apply to the project.

2.2.2  Architecture: Negotiations with the architect are on hold.

2.2.3  Construction: Pre-construction services are on hold.

2.2.4  Demolition/Disposition: Staff is reviewing options for demolition and
disposition for the site.

3. CAPITAL FUNDS & AMERICAN RECOVERY AND REINVESTMENT ACT
(ARRA) CAPTIAL FUNDS

3.1

3.2

3.3

Planning/Bidding: All Plans, Specifications and Bidding have been completed.
Capital Fund Construction:

3.2.1 Capital Funds: The G Street Repipe project is complete. Closeout
documents are being prepared.

ARRA Construction

3.3.1  AMP1: K Street Apartments; Tatley-Grund (TGI), the General Contractor
has completed all contract work within budget and final punch is complete.

G Street Apartments; All work was completed the end of September.

3.3.2  AMP2: Wright Street; Demolition is complete, and Weather Resistant
Barrier installation is 95 % finished. Window removal, reframing and
installation of the new windows are 98% complete. Siding installation is
80%. Additional framing was required to correct the existing parapet
framing that was not per as-built drawings. Siding installation began the
first of September.

Fawcett Apartments; Siding repairs and cleaning, deck and railing
installation are finished. Punch and closeout are finished.
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3.4

6™ Avenue; All renovations are complete.

3.3.3  AMP3: Renovations at Bergerson Terrace, Ludwig and Dixon Village
apartments are complete.

3.3.4  Asphalt Removal & Replacement (AMPs 1, 2, & 3): Northwest Asphalt has
completed all asphalt repairs and sealcoating and striping work.

3.3.5  Construction on all the ARRA projects will be completed well ahead of the
expenditure deadline of March 2012. All activities are scheduled to be
complete by late fall, early winter 2010.

Grants

3.4.1 NSP1: THA has sold four of the houses. The only house without an offer
is located at 2323 S Ash. Staff is looking for new houses to purchase.
THA received approximately $510,000 NSP1 funding. We are awaiting
news from the Department of Commerce regarding how they will distribute
the latest round of NSP funds.

3.4.2  Salishan HOPE VI: As was mentioned previously, with the turnover of the
Salishan Six units THA has completed its development obligations under
the HOPE VI grant. Real Estate Development, Community Services and
Finance worked together to compile the HOPE VI Grant close out material
which was due to HUD March 30, 2010. All items have been submitted.
We continue to await HUD’s review and approval before the grant audit is
done.

4. M/WBE CONTRACT COMPLIANCE and SECTION 3 HIRING

4.1

4.2

The Salishan Hope VI Construction Oversight Committee met on September 9,
2010. Salishan M/WBE utilization numbers incorporate site activity in Area 1, Area
2a and 2b, and Area 3. To date, the total minority and women-owned business
(M/WBE) subcontracting equals about thirty-five percent (35%) of total contract
dollars awarded. Twenty-six percent (26%) of all contract dollars have been
awarded to MBE firms, and nine percent (9%) to WBE firms. Thirty-seven percent
(37%) of all contracts have been awarded to Tacoma based companies, and forty-six
percent (46%) have been awarded to Pierce County based companies. Section 3
results to date total 202. The project goal was 150. The next meeting is scheduled
for January 13, 2011.

ARRA AMP 1: Three Section 3 employees have been hired to date.
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S. PHAS INDICATOR FOR MODERNIZATION ACTIVITIES

The following are the obligated and expenditures as of October 6, 2010.

% Obligatio
Total % Expend | Obligation n End Disbursement

Grant Grant Obligated Obligated Expended ed Start Date Date End Date
Z;?)O 7CFP $2,909,072 | $ 2,909,072 100% 2909 072‘ 100% 09/13/07 09/12/09 09/12/11
(ZF(,))O 8 CFP $1,849,412 | $1,849,412 100% $1,504,521 81% 6/13/08 06/12/10 06/12/12
2008 CFP
(1*R) $1,351,655 | $1,351,655 100% $1,351,655 100% 6/13/08 06/12/10 06/12/12
Sal.

o ,000, ,000, 0 ,000, )

l(_iROe\F/)Ea\Ile $35,000,000 | $35,000,000 100% $35,000,000 100% 04/26/01 12/31/10 12/31/10
ation)
2009 CFP $2,410,953 $573,662 24% $166,965 7% 9/15/09 9/14/11 9/14/13
(fo%)CFP $703,863 | $703.863 100% $278,150 40% 9/15/09 9/14/11 9/14/13
(220n(39R§:FP $54,932 $54,932 100% 0 0 9/15/09 9/14/11 9/14/13
(ZgnggFSFP $2,724 $2,724 100% 0 0 4/12/10 4/12/12 4/12/14
2010 CFP $2,345,627 00.00 0% 151,000 6% 7/15/10 7/15/12 7/15/14

st ’ ’ f f 0
?flg)CFP $1,216,978 | $1,216,978 100% 0 0 7/15/10 7/15/12 7/15/14
?SH%OR():FP $219,721 | $219.721 100% 0 0 7/15/10 7/15/12 7/15/14
CFRG* $4,096,616 | $4,096,616 100% $2,722,047 66% 3/18/09 3/17/10 3/17/12

*ARRA Capital Fund Recovery Grant
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TO: THA Board of Commissioners
FROM: Nancy Vignec
Community Services

RE: Monthly Board Report

STRATEGIC OBJECTIVE: ASSISTANCE

THA will provide high quality housing and supportive services. Its supportive services will help
people succeed as residents, neighbors, parents, students, and wage earners who can live without
assistance. It will focus this assistance to meet the greatest need.

1. 2010 GOALS

Fifteen different major funding sources support the Community Services department’s
staff and activities. Most of these funding sources identify performance measures and
goals. This report groups the various funding sources’ annual goals by service area. It
summarizes progress toward attaining annual goals during the month of September and for

the calendar year 2010.

11 Employment

The CS department offers employment services through its case workers. The case
workers refer clients to local vocational training programs and then track their

progress. The Goodwill employment specialist contract ended in August, but case
workers will continue to refer clients to Goodwill Industries.

Annual | % of
Activities Month| YTD | Goal | Goal
Clients enrolled in vocational training progran] 0 12 20 60%
Clients completed vocational training program{ 0 9 12 75%
Clients enrolled in employment readiness soft
skills program 0 44 52 85%
Clients completed employment readiness soft
skills program 0 6 44 14%
Job Placement 2 37 60 62%
Earned Income Increased 2 37 30 123%
Entered Apprenticeship 0 0 2 0%

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



October 2010 Board of Commissioners Meeting
COMMUNITY SERVICES DEPARTMENT MONTHLY REPORT

Page 2

1.2

1.3

14

Education

Bates continues to offer GED classes at the FIC. Standard class size is 18. During
the month of September, 17 participants attended GED classes which included 12
new enrollments. A total of 66 participants have attended since January 1, 2010.

Annual | % of
Activities Month| YTD | Goal | Goal
Participants attending Bates GED classes 12 66 18 367%
Completes one or more GED tests 0 8 3 267%
Attains GED 0 4 3 133%

Family Self-Sufficiency Program

The THA Family Self-Sufficiency (FSS) program is a five year employment and
savings incentive program funded by HUD and the City of Tacoma.

Annual | % of
Status Month| YTD | Goal | Goal
Current Participants 103 132 153 86%
Graduates 3 11 5 220%
Removed/Voluntarily Withdrawn 10 18 n/a n/a
New Contracts Signed 2 14 10 140%
Escrow Balance $225,779.36

Life Skills and Parenting Classes

THA contracts with Bates Technical College for Life Skills and Parenting classes
and parenting support groups. A new session of the Bates Positive Parenting Class
started August 3" and had nine participants enroll and complete this course.

Annual | % of

Activities Month| YTD | Goal | Goal
Life Skills Enrollment 0 13 20 65%
Life Skills Completion 0 13 15 87%
Parenting Enrollment 0 17 25 68%
Parenting Completion 9 21 20 105%

THA Report CS 2010-10-27 2
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1.5  Asset Building
The department provides financial literacy, credit counseling, homeownership
counseling and individual development accounts to help THA clients build assets
and prepare to become homeowners.

Annual | % of

Activities Month| YTD | Goal | Goal
Financial Literacy Enrollment 0 21 120 18%
Financial Literacy Completion 0 9 72 13%
Credit Counseling Enrollment 0 1 17 6%
Credit Counseling Completion 0 2 10 20%
Homeownership Counseling 7 40 17 235%
Individual Development Account Participants| 26 45 30 150%
Qualified Withdrawals 0 8 30 27%
Home Purchase 2 9 10 90%
Other Asset Purchases 0 6 20 30%

1.6 Neighborhood Networks and VITA
THA has Neighborhood Networks computer labs at Bergerson Terrace, Dixon
Village, and Salishan. The AmeriCorps member assigned to the computer labs is
responsible for outreach and computer lab programming. Each lab has scheduled
times for adult activities and for youth activities including, resume writing,
research, and homework assistance.

Annual | % of

Activities Month| YTD | Goal | Goal
Computer Lab Participation 40 145 150 97%
VITA Tax Returns for THA clients 0 55 125 44%
EITC Received (PH only) 0 17 85 20%

1.7  Youth Activities

THA contracts with Girl Scouts of Western Washington to provide a youth
mentoring program for Hillside Terrace, Bergerson Terrace and Salishan. There
are currently 121 troop members, 72 of which are THA residents.

Northwest Leadership Foundation (NLF) completed its summer at Lister
Elementary school in August. NLF summer camp completed and served 38 of our
public housing youth.

THA Report CS 2010-10-27 3
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Annual | % of
Activities Month| YTD | Goal | Goal
Youth tutoring 0 19 35 54%
80% or better on computer skills post-test 0 21 25 84%
GPA improved .5 or more 0 9 15 60%
Life skills/financial literacy completed 0 0 75 0%
80% or better on life skills/financial literacy 0 0 15 0%
post-test
Summer Program Enrollment 0 40 55 73%
Youth mentoring (PH only) 0 51 45 113%
Youth mentoring ongoing more than six montll 0 35 40 88%
Youth Section 3 employed 0 0 4 0%

1.8 Senior and Disabled Services

The Specialist links residents with services to help them succeed as tenants. The
services help elderly residents age in place. These services include COPES, State
Health Insurance Benefits Advisors (SHIBA), a home delivery food bank (BASH)
that delivered food baskets to 225 senior apartment residents, housekeeping,
transportation, and social resources.

The Senior and Disabled Services Program Specialist serve the 360 residents of
THA'’s seven senior apartment buildings. During the month of September, the
Specialist had 151 client contacts (96 unduplicated). In addition, 20 unduplicated
home visits were made and 21 residents received 1:1 situational and wellness

counseling.

Annual | % of
Activities Month| YTD | Goal Goal
Unduplicated client contacts 96 249 260 96%
Referrals 3 28 55 51%
Unduplicated situation/wellness counselin{ 21 94 150 63%
Assistance with correspondence for
Entitlement Programs 0 22 40 55%

1.9 Families in Transition (FIT)
The Community Service Department’s FIT program is funded by Washington

Families Fund and Sound Families grants. FIT caseworkers help participants
succeed as tenants, parents and wage earners.

THA Report CS 2010-10-27 4
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WFF/S_o_und Hillside Terrace Tax Credit
Families
Total Current
Caseload £ 2 2
Month | YTD | Month | YTD | Month | YTD

Entrances 0 6 0 0 0 3
Graduations 0 3 0 2 1 2
Exits 0 0 0 0 0 0
Terminations 0 1 0 0 0 0

2. GRANTS

2.1 Washington College Access Network - WCAN Grant

The Washington College Access Network awarded a $10,000 grant to the Tacoma
Housing Development Group, THA’s non-profit affiliate. These funds will be used
by the Tacoma College Support Network, a network of agencies, including THA,
dedicated to making college a reality for low income students. The grant will be
used to support community events at which Tacoma middle school students can
sign up for the state’s College Bound Scholarship, and events to support high
school students who have already signed up for the scholarship.

The College Bound Scholarship provides grants to low-income students in seventh
and eighth grade to attend college in Washington tuition-free. The scholarship can
be used at a Washington public community, technical, or four-year college; an
approved, accredited independent college or university; or a private career school.
Once they have applied for the scholarship, students need to graduate from a
Washington state high school or home school with a cumulative GPA of 2.0 or
higher, demonstrate good citizenship, and stay crime free.

THA Report CS 2010-10-27 5
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TACOMA HOUSING AUTHORITY
RESOLUTION 2010-10-27 (1)

DATE: October 27, 2010

TO: Board of Commissioners

FROM: Michael Mirra, Executive Director

RE: Approval of THA’s Moving to Work Application

Background

By this resolution, staff asks the Board for authorization to submit its draft MTW Plan to
HUD for HUD’s approval. This Plan will serve as a replacement of the HUD Annual. If HUD
approves this proposal, THA will have to implement them with policy revisions that will come to
the Board in Spring 2011.

The Board heard the details of this proposal at its study session of October 15". Here are
some summary elements of the proposal and its origins.

1. MOVING TO WORK (MTW) DESIGNATION

This proposal is the next step in THA’s designation as a Moving to Work (MTW) public
housing authority. As the Board knows, we have been seeking this designation since 2003. HUD
granted it to THA earlier this year. We negotiated our MTW agreement with HUD this Summer.
This draft MTW plan is the next step.

In summary, HUD expects our plan to serve three goals:

. To make us more efficient
. To help our assisted families become self-sufficient
. To increase their housing choices.

2. STUDY AND CONSULTATION

Staff consulted widely and studied its options extensively. These efforts included the
following:

. THA staff held brainstorming sessions on July 7, July 10, July 28, August 4,
August 25, September 1, September 15, October 13, and October 27, 2010

. THA posted its plan on its web site for public review beginning September 7, 2010.

. THA hosted public meetings on October 5, 6, 7 and 12, 2010, all with available
translators in four languages.

THA BOARD OF COMMISSIONERS RESOLUTION 2010-10-27 (1) Page 1



THA also met independently with an attorney for the local Legal Services program,
Northwest Justice Project on June 29, 2010 and October 1, 2010.

THA Board of Commissioners held study sessions on November 18, 2009 and
October 15, 2010

THA’s Executive Team reviewed the proposals several times.
THA engaged the services of Seasholtz Consulting to conduct an independent

analysis of the effects the proposal will have on residents and on THA. The Board
heard the results of that analysis on October 15™.

A compilation of the public comments, with THA responses, is included in Appendix | of
THA’s Moving to Work Plan.

3. REASONS FOR THE PROPOSAL

This proposal will serve the following purposes of the MTW program:

2.1

Reduce Program Costs: The proposal will reduce costs and achieve greater cost
effectiveness in federal expenditures. We estimate that it will save THA $420,942
in the first full year (following implementation the initial implementation in 2011).
Over four years, we estimate a total savings of $2.01 million.

These savings will serve two important purposes. In conjunction with the change in
occupancy standards for the voucher program (see Resolution 2010-10-27(2)) they
will allow THA to maintain its present level of services and avoid further cuts. The
Board will recall that this year’s budget imposed a 10% cut in expenditures by
losing three staff persons and leaving 6 positions vacate. Even so the budget had a
$250,000 shortfall. these changes will fill that shortfall. We also project a
$750,000 shortfall next year. These changes will cover that as well.. Once fully
implemented, they will allow THA to serve more families.

These savings will arise in two main ways.

First, the proposal will reduce the administrative burden and paper shuffle required
to administer the voucher and public housing programs. For example:

. We will reduce the number of annual recertifications for households with
stable incomes.

. We will reduce the number of inspections for units that pass two inspections
without difficulty.

. We will schedule inspections by group locations rather than by anniversary
date. This will allow an inspection to inspect locations in the same part of
town on the same trip.

THA BOARD OF COMMISSIONERS RESOLUTION 2010-10-27 (1) Page 2



Second, some households will pay more or get less, some will pay or get about the
same, and some will pay less. In general:

. Seniors and disabled persons will pay about the same.
. Low wage working families will pay less.
. High income families paying less than 30% of their income in rent and

utilities and work-able persons who do not work will pay more.
The notable changes that will affect what people pay or get include the following:
. increase in the minimum rent;

. eliminate the flat rent that allows high income families to pay a small
percentage of their income in rent;

. eliminate the utility allowance check. (THA can no longer afford to pay
people to live in its housing);

. offer two rent pilot programs that will allow households to keep more of
their rising earned income.

Encourage Workable Persons to Increased Earned Income: The proposals give
incentives for households with work-able adults to increase their earned income. It
does this primarily through two rent pilot programs. Work-able households will
choose the pilot program that suits them. Either one will allow the household to
keep more of its increased earned income than the present rules. THA will also be
able to use some of the savings from these proposals to support its self-sufficiency
programs that help families prosper.

Increase Housing Choices For Low-Income Families. The proposals will allow
THA to offer more housing choices especially for households with special needs.

For example:

. The proposal will increase THA’s use of project based vouchers. This use
of vouchers has been effective in matching housing with supportive
services.

. Project based vouchers is also a way to get affordable units into market rate

developments and in that way economically and racially integrate those
developments that otherwise would be harder for voucher holders to rent.

. THA will create special program uses for tenant based vouchers. This will
allow THA to direct vouchers to programs that can match our housing
assistance with other forms of support that households with special needs
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more require. E.g, family unification services for households recovering
their children from foster care; independent living services for youth aging
out of foster care; stabilization services for homeless families; services for
chronically homeless adults.

. THA will also direct its cost savings to its own supportive services that help
high risk households succeed in our housing or housing programs.

Recommendation

Approve Resolution 2010-10-27 (1) authorizing the Executive Director to submit the Housing
Authority of the City of Tacoma’s Fiscal Year 2011 Moving to Work (MTW) Plan. NOTE: the
resolution is in a format that HUD directs us to use.

THA BOARD OF COMMISSIONERS RESOLUTION 2010-10-27 (1) Page 4



TACOMA HOUSING AUTHORITY

RESOLUTION 2010-10-27 (1)

Annual Moving to Work Plan U.S. Department of Housing and Urban Development
Certifications and Compliance Office of Public and Indian Housing

Certifications of Compliance with Regulations:
Board Resolution to Accompany the Annual Moving to Work Plan

Acting on behalf of the Board of Commissioners of the Public Housing Agency (PHA) listed below, as its
Chairman or other authorized PHA official if there is no Board of Commissioners, | approve the submission of the
Annual

Moving to Work Plan for the PHA fiscal year beginning _1/1/2011_, hereinafter referred to as “the Plan", of which
this document is a part and make the following certifications and agreements with the Department of Housing and
Urban Development (HUD) in connection with the submission of the Plan and implementation thereof:

1. The PHA published a notice that a hearing would be held, that the Plan and all information relevant to the
public hearing was available for public inspection for at least 30 days, that there were no less than 15 days
between the public hearing and the approval of the Plan by the Board of Commissioners, and that the PHA and
conducted a public hearing to discuss the Plan and invited public comment.

2. The Agency took into consideration public and resident comment before approval of the Plan by the Board of
Commissioners or Board of Directors in order to incorporate any public comments into the Annual MTW Plan;

3. The PHA will carry out the Plan in conformity with Title VI of the Civil Rights Act of 1964, the Fair Housing
Act, section 504 of the Rehabilitation Act of 1973, and title 11 of the Americans with Disabilities Act of 1990.

4. The PHA will affirmatively further fair housing by examining their programs or proposed programs, identify
any impediments to fair housing choice within those programs, address those impediments in a reasonable
fashion in view of the resources available and work with local jurisdictions to implement any of the
jurisdiction's initiatives to affirmatively further fair housing that require the PHA's involvement and maintain
records reflecting these analyses and actions.

5. The PHA will comply with the prohibitions against discrimination on the basis of age pursuant to the Age
Discrimination Act of 1975.

6. The PHA will comply with the Architectural Barriers Act of 1968 and 24 CFR Part 41, Policies and
Procedures for the Enforcement of Standards and Requirements for Accessibility by the Physically
Handicapped.

7. The PHA will comply with the requirements of section 3 of the Housing and Urban Development Act of 1968,
Employment Opportunities for Low-or Very-Low Income Persons, and with its implementing regulation at 24
CFR Part

8. The PHA will comply with requirements with regard to a drug free workplace required by 24 CFR Part 24,
Subpart F.
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10.

11.

12.

13.

14.

15.

16.

17.

18.

The PHA will comply with requirements with regard to compliance with restrictions on lobbying required by
24 CFR Part 87, together with disclosure forms if required by this Part, and with restrictions on payments to
influence Federal Transactions, in accordance with the Byrd Amendment and implementing regulations at 49
CFR Part 24.

The PHA will comply with acquisition and relocation requirements of the Uniform Relocation Assistance and
Real Property Acquisition Policies Act of 1970 and implementing regulations at 49 CFR Part 24 as applicable.

The PHA will take appropriate affirmative action to award contracts to minority and women's business
enterprises under 24 CFR 5.105( a).

The PHA will provide HUD or the responsible entity any documentation that the Department needs to carry
out its review under the National Environmental Policy Act and other related authorities in accordance with 24
CFR Part 58.

With respect to public housing the PHA will comply with Davis-Bacon or HUD determined wage rate
requirements under section 12 of the United States Housing Act of 1937 and the Contract Work Hours and
Safety Standards Act.

The PHA will keep records in accordance with 24 CFR 85.20 and facilitate an effective audit to determine
compliance with program requirements.

The PHA will comply with the Lead-Based Paint Poisoning Prevention Act and 24 CFR Part 35.

The PHA will comply with the policies, guidelines, and requirements of OMB Circular No. A-87 (Cost
Principles for State, Local and Indian Tribal Governments) and 24 CFR Part 85 (Administrative Requirements
for Grants and Cooperative Agreements to State, Local and Federally Recognized Indian Tribal
Governments.).

The PHA will undertake only activities and programs covered by the Plan in a manner consistent with its Plan
and will utilize covered grant funds only for activities that are approvable under the Moving to Work
Agreement and Statement of Authorizations and included in its Plan.

All attachments to the Plan have been and will continue to be available at all times and all locations that the
Plan is available for public inspection. All required supporting documents have been made available for public
inspection along with the Plan and additional requirements at the primary business office of the PHA and at all
other times and locations identified by the PHA in its Plan and will continue to be made available at least at the
primary business office of the PHA.

Housing Authority of the City of Tacoma WAOQ005

PHA Name PHA Number/HA Code

| hereby certify that all the information stated herein, as well as any information provided in the

accompaniment herewith, is true and accurate. Warning: HUD will prosecute false claims and statements.
Conviction may result in criminal and/or civil penalties. (18 U.S.C. 1001, 1010, 1012; 31 U.S.C. 3729, 3802)

Name of Authorized Official Title
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SECTION I: INTRODUCTION AND SUMMARY

THA is proposing some ambitious activities this year. These activities include pilot rent
reform policies that will compare the successes of individuals enrolled. THA is also planning
to use its MTW authority in an innovative effort with the Tacoma School District to stabilize
the population of students in a local elementary school and improve the school’'s educational
outcomes.

THA's vision, mission, and strategic objectives fall perfectly in li ith the MTW demon-
stration project. The purposes of the MTW program are to give PHAs and HUD the flexibility
to design and test various approaches for providing and a ering housing assistance
that accomplish the three primary MTW statutory objective

expenditures;
. Objective 2: Give incentives t i i [ e head of

aring for work by participating
ams that assist people to obtain

THA will mirror these objectives as it sets its
mission, shared by THA & 3
them become self-suffi

using for people in need, to help
This work will advance the day

In an effort to meet THA's first MTW goal and reduce cost and achieve greater cost
effectiveness in federal expenditures THA will conduct the following activities:

e Local Project-based voucher program. THA will expand its use of project-
based vouchers. It will increase the percentage of vouchers it will project-base
from 20% to 30%, (not including those used in THA’s developments). This
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activity will achieve greater cost effectiveness in federal expenditures by
allowing more developers to leverage these federal funds to finance the
construction of affordable units. Banks will lend against the income stream of
project-based HAP contracts. This will in turn increase the supply of hard
affordable units in Tacoma, including units matched with supportive service for
hard to house households.

e Triennial recertifications for fixed-income households. Under this plan the
following rent policies will govern Housing Choice V. and Public Housing
households in which all adult members are eith or disabled and at
least 90% of total household income comes fro ed source such as social
security, SSI, pension or State GAU:

0 Recertification reviews will be co ears;Cost of
living adjustments will not be ed automatically to ial security
income and rent calculation in intervening years; and

o0 THA will use a simplified meth rsed medical
expenses.

ting a tenant’s employer
r the tenant. It is also

idents often feel the inspection invades their privacy.
e also frequently unnecessary. THA proposes to conduct
ons for participants residing in the same unit for a minimum of

ennial inspec
> who pass two consecutive annual inspections on the first

Limit on number of moves for housing choice voucher households. THA
proposes to limit the number of moves a family can make to once every two
years. THA intends to create exceptions to this policy in cases where a move is
necessary due to unforeseen circumstances such as: unusually high landlord-
requested rent increases, landlord-initiated lease terminations where the
household is still eligible for housing assistance, units have become
uninhabitable, the tenant is a victim of domestic violence, change in household
composition resulting in the need for a different unit size, reasonable
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accommodations of the needs of disabled persons, employment outside of the
housing authority’s jurisdiction that requires portability, threats to personal
safety, and verified need for a child to transfer to another school.

Limiting the number of moves a family can make will decrease the amount of
administrative time and expense attributed to processing inspections, HAP
contracts and associated paperwork required when a family moves to a new
unit under the program. Staff also believes that families who remain in their
units will have a greater opportunity to save money bilize their children’s
learning environments. Households will also hav opportunity to familiarize
themselves with the areas they live in and acc ources and employment
opportunities close to home.

e Simplified Utility Allowances. The ho [ es to simplify and
streamline the utility allowance credi Voucher and
Public Housing clients. Utility allo idi oom size
and type of fuel/energy used.
utility allowance combinations that are
clients, and often result in frustration wh
In addition, HUD has de

methodology is misunderstood.
calculated utility allowances

To meet THA’s second goal and MTW sta ‘ give incentives to families with
children where the head o [ King, i ork, or is preparing for work by
participating in job trai ' ams, or programs that assist people to obtain
employment and k i ufficient THA will pilot two initiatives.
Households that er week may choose one of the following
options:

ent in the Public Housing Program. These
eir rent/subsidy amount “locked” for two years
in their household income. This will encourage

bands, rather than actual income. Households will be able to earn up to the
upper edge of each income band without seeing an increase in their rent.

Additional activities that address this statutory objective include:
e Extend allowable tenant absence from unit for active duty soldiers. THA

will modify its policy for terminating households who are absent from their unit
for more than 180 days when an adult household member is called to active

Tacoma Housing Authority MTW Plan (November 1, 2010) page 4



Initiatives to meet THA's third goal and M
for low-income families include:

for FY2010-2015. THA'’S

military duty and deployed. This policy will make an exception for these
households to allow them to remain eligible for housing assistance. The
initiative is intended to relieve the fear that families have of housing if they
participate in the military reserve program; which serves as a valuable training
program and provides important support to our nation’s national security,
especially in time of war.

Education. THA will
with Tacoma Public
creased stability for up to
f mobility, homelessness

McCarver Elementary School Project: Housing an
create a special rental assistance program in partn
Schools and McCarver Elementary School to cre
fifty families in a neighborhood known for high
and low levels of school achievement. Th
should be increased family self-sufficienc [ school success for

Minimum Rents for all households. nimum tenant

rent. This will encourage

increase housing choices

housing and voucher programs. This

: THA also anticipates that it will be able to process non-
quickly, and with less administrative burden,

MTW initiatives will help meet many of these priorities:

Meet the Need for Quality Affordable Rental Homes: THA'’s local project-based
voucher program will meet this priority by making more funds available to leverage
the financing for building long-term affordable housing. The direct impact of this
activity will be more hard units of affordable housing.

Utilize Housing as a Platform for Improving Quality of Life: The McCarver
Elementary School project will provide housing subsidy to households who keep
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their children enrolled in school. The housing provided by THA will be a catalyst to
improving the quality of life for this and future generations.

e Build Inclusive and Sustainable Communities Free from Discrimination:
THA's local project-based voucher program will meet this priority. THA's RFP
process for issuance of project-based vouchers will ensure this.

e Transform the Way HUD Does Business: All of THA’s activities will help HUD
meet this priority. The fundamental advantage of MT e ability that it gives
housing authorities to work outside of HUD regul s to make better, more
efficient programs. HUD will be able to use the d ered from each of these
activities to determine changes it would like to the board” to allow all
housing authorities to administer HUD programs ctive and affordable
way.
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SECTION II: GENERAL HOUSING AUTHORITY OPERATING INFORMATION
A. Housing Stock Information FY2011
Number of Public Housing Units at the beginning of FY2011

There are a total of 921 public housing units in Tacoma Housing Authority’s portfolio. A
breakdown of these units by AMP and property is provided below.

AMP Number Property Information Number of Public
Housing Units
AMP 1 911 N K St 43
1201 S M St 77
401 N G St 40
AMP 2 3201 Fawcett St
602 S Wright Ave
2302 6" Ave

AMP 3 5425 Lawrence S
AMP 4 104
AMP 6 34
AMP 7-9 37
AMP 10-15 290
Total 921

and windows, new roofing
. AMP 6: Misc interior and exterior upgrades to include, siding repair, sidewalk
repair, landscaping, painting, roofing, flooring, and fixtures
Description of New Public Housing Units to be Added

THA will apply for any and all grants that will benefit its properties and community.
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THA may submit HOPE VI and/or Choice Neighborhoods applications to redevelop THA’s
Hillside Terrace 2500 and 1800 block developments. This may build additional public
housing units.

Number of Public Housing Units to be Removed from Inventory

THA plans to remove 104 units from its inventory in the Hillside 2500 and 1800 block
developments (AMP 4).

THA will consider other opportunities to remove public ing units from inventory.
Specifically, THA may participate in the Transition to Rent e (TRA) program if (1)
it allows properties to more effectively cash flow and (2) i ely affect residents.

Number of MTW Housing Choice Voucher (HCV
THA has 3,543 authorized Housing Choice its. [ ny and all
grants that will increase the number of MTW an i enefit THA’s
applicants, participants and the community.
Number of non-MTW HCV Units Auth
There are 110 non-MTW HCV units au

Program (FUP) Vouchers and 60 Veteran
voucher. THA has pending plications for

of 50 Family Unification
upportive Housing (VASH)
isabled (NED) vouchers.

THA will project-base 90 FY2011. These vouchers have already
been committe

THA Proposals (RFP) to project-base 200 vouchers during
FY20 e vouchers would be placed. The competitive RFP
process v

number of household
the number of houser

he baseline units to use in the measurement of this objective will be
olds served as of July 1, 2010; which equals 4,064 households.

Program Type Number of households
Housing Choice Voucher 3,425
Family Unification Program 36
VASH Vouchers 19
Public Housing 584
Total | 4,064
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B. Leasing Information—Planned

Below is a chart of THA's leasing information. This information is estimated and may change
during the Plan year.

Anticipated total number of MTW PH units 921
leased in the Plan year

Anticipated total number of non-MTW PH N/A
units leased in the Plan year

Anticipated total number of MTW HCV units 3,543
leased in the Plan year

Anticipated total number of non-MTW HCV 85
units leased in the Plan year (FUP and

VASH)

Number of project-based vouchers in use at 676
the start of the Plan year —

THA does not anticipate any issues relating to potential
program.

Ities in leasing units in either

C. Waiting List Information

In order to meet the current HUD require t 75% of new voucher new
admissions are extreme median income). THA has a

remove its local preference ncome households an equal opportunity
to receive housing aSSISt [ households are typically households that are
working but N food and utilities. They are often referred to

THA does not anticipate making any changes to the opening or closing of waiting lists in the
next year. The Housing Choice Voucher waiting list is currently closed with a wait time of
approximately five years. The Public Housing waiting list was re-opened on November 14,
2009 after being closed for eighteen months. THA plans to leave this list open.

THA is considering the option of site-based waiting lists for its public housing AMPs and
project-based voucher sites.
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THA is also planning an activity that includes rental assistance program for households in the
McCarver School District. Should the program be determined to be feasible through a
comprehensive impact analysis a separate waiting list will be established. Up to fifty (50)
special purpose vouchers will be assigned to this activity.
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SECTION Ill: NON-MTW RELATED HOUSING AUTHORITY INFORMATION

Below is THA's list of planned sources and uses of other HUD or other Federal Funds.

Sources of Federal Non-MTW Funds (FY 2011) Amount

Housing Choice Vouchers

FUP Vouchers

VASH Vouchers

FUP/VASH Admin Fees

Moderate Rehab HAP

Moderate Rehab Program Administrative Fees earned

HUD Grants — ROSS

HUD Grant — FSS

ARRA Funding

Total Sources $1,609,920

Uses of Federal Non-MTW Funds

Housing Choice Vouchers

FUP Vouchers $475,240
VASH Vouchers $417,390
FUP/VASH Administrative 74,130
Moderate Rehab Progra $291,460
Moderate Rehab Adm $61,090
Resident Service A $290,610
ARRA expenditures Completed
Total Uses $1,609,920
oposed by the Agency
ncluded in THA MTW Activities:
. ASH and Family Unification Vouchers in the Housing Voucher

. Vouchers under the Moderate Rehabilitation program.

. Family Self Sufficiency Coordinator positions and ROSS grant funding will be
used for the intended purposes.
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. THA has received ARRA funds in the amount of $4,095,616, and is anticipating
expending approximately $1.9 million by this time next year. $2.9 million will be
used for budgetary purposes as Federal Non-MTW funds.
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SECTION IV: LONG-TERM MTW PLAN

THA has established four long-term goals for its MTW program that reflect both the MTW
statutory objectives established by HUD and THA's priority for using its MTW flexibility in line
with its own strategic objectives:

Goal 1: Increase THA’s administrative efficiency;
Goal 2: Encourage economic self-sufficiency among T articipants;
Goal 3: Increase housing opportunities for low-i households residing in

THA's jurisdiction; and,

Goal 4: Monitor program effectiveness rough a “digital

dashboard.”
THA looks forward to determining effective us ' ses. Some
notable examples of its plan appear below. Some o i in other places or

on a larger scale. When that is the case, we say so in
Goal 1: Increase THA’s Administrati
THA is eager to explore the full limits of ili itself into a more efficient

property manager and manager of progra HA W gin-its MTW career, for example,
focused on reducing unne

whose incomes are st ons from annual recertifications so
our inspectors can n ographic spread of units. The fungibility of
funds will also give . p assign resources in a more efficient
alignment to need. Ove will study the full range of leading edge

strategies and- s . We a S uch an assessment unencumbered by those

of economic self-sufficiency for assisted households nicely
‘ pportive services for its residents and voucher families. THA
provides suppo i that allow tenants to succeed as tenants. Yet, as its strategic
directives contemp e non-disabled and non-elderly households with children, THA
wants them also to succeed as “parents, students and wage earners.” THA wants them to
come into its housing'programs and prosper so they can live without assistance. In this way,
it wants its housing programs to be a transforming experience for them. Supportive services
make this transformation much more likely. In this way, THA regards itself as much more
than a landlord.
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THA's long term strategies to get this done include the following:
e Regulatory reform for rent and definition of income

THA'’s proposed initial MTW plan includes pilot formulations for rent and income seeking the
best way to spur families to increase their earning potential and to work. Over the longer
term, THA expects that this search will continue with increasing refinement and increasingly
widespread application. Although effective reforms of this sort must account for local
factors, success in one place will be interesting in others. T s certainly studied
the experience of other MTW agencies. If THA is successf
our experience.

e Supportive Services to Spur Economic Self-Suffici

THA seeks to provide supportive services to hel ili : fforts strive to
keep people in school, get them back to sc into job trai ch them
English, get job skills, find a job, keep a job, get icense, clean their credit,
save money, and buy a house. THA intends to exp status can get this done
better and in a more sustained way.

THA, in particular, is interested in finding ' ' two types of self-sufficiency
initiatives. First, we hope that MTW wil ( i ortive services and staff
these self- sufficiency efforts require The confers will help do this. If

leveraging of effect make
partnership A

ood use of a housing dollar. THA’s present
ands House (HHH) is a good example of a

themselves. Using limited state funds, THA provides
rental assi ilies during their “training.” In ways that the normal voucher
state funded rental assistance is conditioned on family
cooperation and diminishes on an individualized schedule to push the family
toward self-sufficie After “graduation,” the rental assistance discontinues and is given to
the next family entering the program. Because of HHH’s success, and because the state
funds are ending, THA will explore how MTW authority would allow it to match its public
housing and voucher assistance to such a program.

e THA’s Education Project
THA'’s Education Project and THA's initial MTW plan to support that project are a very good

example of how THA regards its mission and the MTW flexibility this mission requires. The
goal of this project is to improve the educational outcomes of the children THA houses or
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whose families receive its rental assistance and to improve the outcomes of the public
schools that serve THA communities. THA focuses on education for three main reasons.
First, educational success is an important part of self-sufficiency and a meaningful life.
Second, educational success is a good proxy for other important outcomes that are harder to
measure. THA spends considerable time and effort assisting families address problems of
drug or alcohol dependency, domestic abuse and other maladies. This work is important.
But it is hard to tell if it is effective. Tracking educational outcomes can help. The family
must be making some progress on those other problems if its child’s reading levels are
improving. Third, the success of Tacoma'’s public schools is esse o the health of THA’s
communities. For example, THA owns and is building mixed-income communities. Their
financial and social success requires them to attract mid ome households whose
incomes allow them to live elsewhere. Yet, even if the i
managed, middle income families will not move in or wi [ ocal public school is
failing. For this reason, THA has a direct stake in the

THA’s Education Project seeks to test t
interesting to HUD, other public housing autho

o That THA, and other public housin thorities, in how it provides
housing and supportive services to dy families, can improve
educational outcomes fa i outcomes of the schools
that serve its communitie

o That THA, and other pub horities, should find out the

effective wa

ese strategies into its normal program
iate mission of an alert and engaged

can be the sta or initiatives, especially those that are most successful if
identified wit munity. They are already engaged in the lives of families
influence. They are stable and enduring organizations

By its Education Project, THA seeks to determine the influence it can have and to exercise it
effectively. See Section V.

The Education Project has many elements to it. Some do not require MTW status and are
already underway. Others require MTW flexibility and our initial MTW plan will launch them.
Here are three examples:
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Linking Housing Assistance with School Programs: THA will determine whether it
should or could expect its families to cooperate with their children’s schooling as a
condition of receiving housing assistance. Coupled with supportive services to help
the families comply, such a linkage will help raise educational expectations generally.
This can be an important contribution to educational success because expectations
are critical.

Matching Housing Assistance with Academic Support Services and Scholarships:
Several notable public and private efforts provide very valu upport to students in
Tacoma’s public schools. For example, the private ege Success Foundation
(CSF) provides mentoring and support to select ising low-income high
schoolers in each of Tacoma’s five mainline high e students chosen for

ceive its benefit.

problems that imperil their ability to comply wi
' dollar because

Providing housing assistance in such cases

voucher programs do not make it an ea .
the wait list rules are difficult to adjust. t permit THA to limit the

reassign the assistance to thetnext cohort of st . THA is looking forward to
collaborating with CSF and simi ing its housing contribution

of McCarver Elementary School.
McCarver’s stud ion i ’ [ It has the most homeless
students. , more than 100% of its student population
turns during ility greatly detracts from the prospects for
good school outcc whether it can help in the recovery of
McCa

Increase F ' ortunities for Low-income Households Residing in
isdiction

Over the longer term, but starting right away, THA will seek to determine if the flexibility and
efficiencies of MTW status will allow it to serve more households. Several examples of how
this may work bear mention. First, saving administration costs of running the Housing
Choice Voucher program may allow THA to transfer administrative funds to HAP funds to pay
for more vouchers. Second, MTW fungability will allow THA to redirect savings in HAP
expenditures to assist more families or to sustain pubic housing operations. These
strategies should be available to other PHAs.
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e Increase Housing Supply

MTW status will allow THA to project base more vouchers. This is an important development
strategy that allows THA and other nonprofit developers to finance the construction of new
housing or the preservation of pre-existing housing, and ensure the long term affordability of
both types. THA has used this to very good effect in Tacoma, e.g, Eliza McCabe Homes
(Intercommunity Mercy Housing), Guadalupe Vista (Catholic Co ity Services), Harbor
View Manor (ABHOW), New Look Apartments (MLK Housin evelopment Association).
Banks have learned how to lend against the long term rent m that a long term HAP
contract denotes. This financing not only gets the housi
households down to zero income. It also locks in thi ility for a long time.
Additionally, these arrangements usually leverage i s well. Project
basing is a very good use of a housing dollar and ore of it. This
use of project basing vouchers should also b [

parts of the housing continuum. Gene ed on providing permanent
housing to households headed by adults iving i ently, perhaps with light
assistance. THA is interested in better ‘ [ [ [ [

services to serve a wider variety of needs.

THA views supportive services
portlve services in the affordable housmg

ervices for these purposes. It seeks to do more. MTW flexibility
will make this easie the following possible ways:

Sustainable Source of Funding for Services: THA looks forward to finding out if the
financial flexibility and efficiencies that MTW allows will make it easier to fund
supportive services within a building from the operating funds assigned to that
building. As HUD realizes, regarding supportive services as an “above the line”
expense for a building is the elusive ambition of all housing providers interested in
supportive services. Perhaps MTW flexibility will make this more attainable. If MTW
provides this ability to sustain supportive services then it would greatly interest
many other PHASs.
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Homeless Youth: Tacoma has a serious and growing problem of homelessness
among unaccompanied youth. These youth are not with adults. They are not in foster
care. They are not in school. They constitute a first rate child welfare disaster for our
community. Using state funds, and in collaboration with service partners, THA
participates in an “Independent Youth Program” that serves these youth. THA
provides the rental assistance and partners provide the wrap around services. Itis a
very good model. However, the state funds are ending. Un ortunately, except for a
limited number of FUP vouchers, THA’s mainline federal g resources are not
well designed to be helpful in such programs. THA will very interested in finding
out if MTW flexibility will better equip THA to particip collaborative community
response to this growing emergency. Most other ci |gn|f|cant populat|on
of homeless, unaccompanied youth. A succ
interest many other PHAS.

Disaster Relief: THA had an interesti

Hurricane Katrina disaster that makes i flexibility so n be more
helpful with the next disaster. Hurricane Ka he largest loss of housing
from a single event in American history. Aft d, the South Puget Sound area
received several hundred famili THA helped to coordinate the

effort to receive them. The FE Si d very effective. THA, and
other providers, filled in as best as the ) d. THA wrote about the
experience in a report: THA Revie [ [ an 2006 (THA 2006). ltis
available at http: //WWW tacomahous ;1o .html. As the report makes
clear, although THA “do , its federal rules were not

flexible enough effectively or quickly. THA means to find out how MTW will
better equip 2xt disaster. Whether PHAs can or should
become sources o e'in a mass disaster is a question that
will surely recu ' itous hurricane, earthquake or floor.

> entire PHA community.

'nal or Psvchlatrlc Institutions: The Tacoma area has

S home to large correctional institutions, including the
. Itis also home to the state’s largest psychiatric hospital.).
people discharged from these places have serious housing
50 among the hardest to house. It is clear that the normal

role in fulfilling this need. MTW flexibility will no doubt be very useful, especially in
partnerships with service providers, rules of occupancy, and terms of assistance.
Many successful models exist to effectively serve these difficult populations. It
is a separate question on how mainline federal housing programs like public
housing and the Housing Choice Voucher program could or should adapt to the
purpose. Effective answers will be interesting and transferable to many other
PHAs.

Tacoma Housing Authority MTW Plan (November 1, 2010) page 18



Drug or Alcohol Dependent Adults: People afflicted with drug or alcohol dependency
present a housing challenge that also requires flexibility that MTW may provide.

Goal 4: Monitor Program Effectiveness and Performance through a “Digital
Dashboard.”

Within the next year or so, THA intends to design a digital dashboard to track the various
performance measures it will chose for its strategic objectives and operations. We mention
this separately because it will be a critical tool in assessing MT ctiveness, as well as
overall agency success.

Savings rates
Educational outcomes

turns, work orders, rent cc nover rates, maintenance expenses,
etc.)

change department me ) d board meetings. The focus of these
meetings can then be where itb we are doing and why or why not. This in
turn will becc C or program design — exactly what a creative MTW
agency needs i good use of MTW flexibility.

d be applicable to nearly every other PHAs. They
data. They should value similar performance
all organizations a pressing need for a greater focus on
in results.

collect o
measures.

outcomes ana nSparenc
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SECTION V: PROPOSED MTW ACTIVITIES: HUD APPROVAL REQUESTED

Table V.1, shown below, lists a summary of planned new initiatives for MTW Year 2 proposed
by the housing authority. In accordance with MTW Plan format, detail regarding each of the

activities summarized below is shown immediately following this table.

Table V.1: Proposed activities table

Activity # Activity Name Progrm Impacted Household Type
Impacted

Extend Allowable Tenant

1 Absence from Unit for Active
Duty Soldiers
McCarver Elementary School

2 Project: Housing and Education
Local Project-based Voucher

3 Program All households
Allow Transfers Between Puk

4 Housing and Voucher Progra All households

ies for
bled Ho

Households where all
members are elderly
or disabled and 90%
of income comes
from fixed income
source.

HCV and PH

All non-pilot work-
able households and
households with an
elderly/disabled
household member
who does not qualify
for activity 5

HCV* and PH**

Work able
households working
20+ hours/week

Offer fixed rent as an option in

Rent Housing Choice Voucher and Work able
Alternate | income-based flat rent in the HCV and PH households working
7.1 Public Housing Program 20+ hours/week
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Rent Work able

Alternate | Tiered rent model HCV and PH households working
7.2 20+ hours/week
Local Income and Asset
8 Policies HCV and PH All households

Local Interim and Verification

9 Processing Policies HCV and PH Il households

Modified Housing Choice

10 Voucher inspection process HCV All households

11 Special Program Vouchers

Simplified Utility Allowances

12

*HCV = Housing Choice Voucher Program
*PH = Public Housing Program

Activity 1. Extend Allowable Tenan Ab
(HCV/PH)

a. Descriptio

more than 180 days. account for households with adults who
are called to active duty s - the reserves or national guards. THA’s
ies |n _some number because of our close

sted unit for more than 180 days; leaving them without
service member returns home. THA has had some recent

expenence y g situations. THA will consider a policy to make an exception
for these house them to remain eligible for housing assistance. Current policy
revisions under cc on are:

reinstatement within 90 days from the date they return from deployment.

This activity would be implemented effective July 1, 2011. January-May will be used to make
revisions to THA’'s Administrative Plan and Admissions and Continued Occupancy Policy
(ACOP) and have public meetings regarding the change.
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b. MTW statutory objective

This activity meets the statutory objective of giving incentives to families with children where
the head of household is working by removing the threat that housing assistance will be lost
due to military service. The military reserve program gives job training and experience and
also serves as a source of household income. Allowing households to participate in this
program without jeopardizing future housing assistance will lead to greater participation.

This activity also meets the statutory objective of increasing housin

It also avoids the troubling circumstance of terminating a hou
just because its father or mother is serving our country in w,

s assistance permanently

C. Anticipated impact

THA anticipates that this will impact a small num

d. Metrics, baselines and benchmarks

Benchmark
Metric Benchmark Target Date
Number of active duty

0 12/31/2011
An electro oped to store the data. A report describing the above metric
will be develo 2d on a quarterly and annual basis. We will conduct quarterly
follow up with t 5 to determine their military status. Analyzing data on a frequent
basis will assist uantifying results and identifying opportunities for continuous

f. Authorization cited

Standard MTW Agreement: Attachment C Section C.2. and C.10.
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Activity 2.  McCarver Elementary School Project: Housing and Education (HCV)

a. Description of MTW activity

Family stabilization is a key component of self-sufficiency. A good education is as well. THA
proposes using the flexibility provided under Moving to Work status to pilot an innovative
program in which we will implement a special rental assistance program in partnership with
Tacoma Public Schools to assist families at McCarver Elementary School and help that
school transform. Among its many challenges, McCarver ha ery high turnover of
students. For 2007-08, the school’s student population turned r 121%; the previous year
the turnover rate was 170%. Part of this results from the igh poverty level of the
students in the school (96%), and the attendant housing i Indeed, McCarver has
more homeless students than other elementary schools.

THA will use its MTW authority to provide rental a
at McCarver for the duration of their enrollment
to 50 families and assess the results on stability A believes
that increased housing stability should show in bette has recently
completed a review of existing educational research ting to the negative relationship
between student mobility and academic outcomes (“Re

s with students
i rving up

school. We will provide
we also will ask the
McCarver School
McCarver as excellen

ent this ‘investment of housing dollars into
tment of resources and reform to make
hool practices can make it.

ciprocal in
eading edge

hool a
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THA would implement this activity over a two year period:

Summer/Fall 2010 Activities Fall 2010 — Summer 2011 Activities

* Assure commitment of McCarver * Plan McCarver Teacher Training
administration * Hire 0.5 FTE THA Case

* Analyze causes of turnover at Manager
McCarver * Secure Community Partners

* Determine number of current . Community and
THA clients at McCarver

» Determine number of possible . Training for Parents
participants . i

» Develop strategies for meeting
with McCarver staff and parents

» Research housing status of
current McCarver families

» Submit revised plan to THA

* Assure commitment of district
administration Parents Sign Agreements,

e Submit revised plan to THA
Board Case Managers Hired

¢ Hold community comment Data Collected
events ts Start School

e Submit revised plan to HUD ents Begin Program Activities

* Determine availability. of housing
in the area

Develop

and Conseq
raw Up Famil

vouchers

: their housing options for families to stay in the McCarver
community in ord of this innovative program.

C.

During year one of the project, THA will work with the school district and our community
partners to study what the likely impacts of this initiative will be. THA will have access to
summary data under an existing data sharing agreement with the school district and will
make this comparison. Initially we anticipate these impacts:

» Parents will improve their economic and employment status.
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* THA students at McCarver Elementary will show greater gains in school outcomes
relative to other low income students at McCarver and at other local schools. Each
participating child will be monitored several times per year (e.g., on a trimester
basis as report cards come out and when state and district assessment scores
become available) throughout the duration of their participation in the project.

» Parents of McCarver students will play a larger role in supporting their child’s
academic and social growth leading to improved achieve t in school.

d. Baseline and benchmarks

Below is an outline of this initiative’s key metrics, baselin

metrics have TBD listed for baselines and benchmarks
surveys are conducted or data is received from Taco ic Schools.

marks. Some of the
e completed until

Benchmark
Metric Baseline Benchmark Target Date
Third grade students still
enrolled in fifth grad_e_(among 6/30/2012
students from participating
households)
Math and reading test scores
among students from 6/30/2012
participating households
0,
Attendance amo _ 5% annual 6/30/2012
improvement
10% annual reduction 6/30/2012
20% improvement 6/30/2012
TBD 6/30/2012
survey
TBD from
A . participant % increase TBD 12/31/2012
involved in o
. survey
educational

d. Data collection metrics and products

An electronic database (funding for which we expect to come from a Gates Foundation grant)
will be developed to store the data. Reports describing the above metrics will be developed
and analyzed on an annual basis. The report will summarize the data on annual and
program to date basis. Analyzing data on a frequent basis will assist us in quantifying results
and identifying opportunities for continuous improvement in the program.
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f. Authorization cited

Standard MTW Agreement: Attachment C Section C.2., C.10., D.1.b, and D.3.b.

MTW Agencies are permitted to do this through recent HUD authorization MTW agencies to
use Section 8 and 9 funds for uses beyond those authorized in Sections 8 and 9, provided
those activities continue to serve families at or below 80% area median income (AMI) and
meet one of the three MTW statutory purposes.

Activity 3: Local Project-based Voucher Program (HCV

a. Description of MTW activity

THA will implement a local project-based voucher the number of
vouchers that THA can project base. The lo

components:

V) program to inc

e THA will increase the percentage of vouchers project-base to a cap of 30%.
(not including vouchers project based into THA's d

e THA will waive the mobility option that , automatically receive a
tenant-based voucher after one yes : . ould adopt an alternative

voucher waiting li [ d into the PBV unit, even if THA’s
regular waiting li ication date for that tenant would be the date the

stance at otherwise non-subsidized units controlled by
) Standards (HQS) without regard to the 30% cap and
ions as to the number of units that may receive project- based
building.

e THA will estak reasonable competitive process and contract terms, including the
length of the contract, for project-basing HCV assistance at units owned by for-profit or
non-profit entities provided such units meet existing HQS, or any standard developed
by THA and approved by HUD pursuant to the requirements of this Restated
Agreement. THA will implement these competitive processes in accordance with Part
85 and existing HUD waivers.

e THA will conduct Housing Quality Standards (HQS) inspections on units it owns or has
interest in. A quality assurance system will be established where at least 5% of these
units will be randomly selected and inspected by a third-party inspector.
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THA shall be authorized to continue developing and implementing policies and procedures
for project-basing MTW block grant funds in a manner that is similar to but may differ from the
1937 Act statue and requirements regarding the project-basing of Housing Choice Vouchers.
Such program policies may include, without limitation, the following authorizations:

a. THA may award project-based assistance to agencies and have them, in
turn, identify an owner with whom THA will contract.
b. THA may revise the manner in which advertising
performed and how awards are publicized.
c. THA may allow for project-specific wait lists
rather than establishing wait lists for speC|
d. THA is not required to take applicants tion 8 wait list or
advertise the availability of project-b [ ection 8 wait list.
and occupancy sta s to be
established for each of its proje rams.
f. THA is not required to offer c
project-based units.
g. THA may allow use of prOJect based s
h. THA may establish u

licitation is

take agency referrals

for transitional housing.
for project-based programs
credit rents.

agreement with another a
THA may allow project-ba es t ic.those of other government

THA anticipates that this activity will have the following impacts:

. It will allow more developers to finance the construction of affordable units
because banks have learned to lend against the income stream of project
basing HAP contracts. This will increase the supply of hard affordable housing
units in Tacoma.
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THA will track the nu

v' Expanding project-based vouchers to 3

v’ Staff spend an average of 3.5 hours to p

. It will lock in that affordability for the long term of a HAP contract.

o It will make this arrangement available to nonprofit housing providers that also
provide supportive services to special needs populations, such as mentally ill
adults, people recovering from drug or alcohol dependency, households coming
from homelessness.

° It will make tenant-based vouchers more accessible to
list.

plicants on the waiting

d. Metrics, baselines, and benchmarks

the currently authorized 3,543 HCV vouchers.

total authorized

household.

Below is an outline of this initiative metrics, base and benchmarks.

Benchmark

Metric Baseline Benchmark Target Date

Number of affo_rda BD 12/31/2013
TBD 12/31/2013

TBD 12/31/2013

nber of PBV units added to the jurisdiction by year.

THA will track the number of households served with tenant-based vouchers from the waiting

list.
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f. Authorization cited

Standard MTW Agreement: Attachment C Section D.1.e and D.7. MTW Agencies are
permitted to do this through recent HUD authorization that allows MTW agencies to use
Section 8 and 9 funds for uses beyond those authorized in Sections 8 and 9, provided those
activities continue to serve families at or below 80% area median income (AMI) and meet one
of the three MTW statutory purposes.

Activity 4. Allow Transfers Between Public Housing and V rograms

a. Description of MTW activity

THA seeks an enhanced transfer policy that allows f
fits their individual circumstances. THA propos
housing transfer list and the list of HCV movers
meets their needs on the private rental market.

rogram that best
ine the public

(ACOP) and have public meetings rega

b. MTW statutory objective

THA's anticipates that thi vi i oices for assisted families.

C.
THA anticipates this po Vi 1A to better accommodate the needs of
families by bette ing tance to their need, complete emergency

are not avalle he most recent calendar year. However, THA is now tracking this
information in a database and we expect it to be available as we track the actual
impact of this initiative.

v/ Section 8 staff spend an average of 3.2 hours to process a standard transfer and 3.9
hours to process a reasonable accommodation transfer.

v' Public Housing staff spend an average of 5.2 hours to process a standard transfer and
5.9 hours to process a reasonable accommodation transfer.

Below is an outline of this initiative’s key metrics, baselines, and benchmarks.
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Benchmark
Metric Baseline Benchmark Target Date
Annual number of reasonable
accommodafuon requests _dg_e to n/a TBD 12/31/2012
bedroom size or accessibility
issues
Annual number of housing
transfers due to bedroom size or n/a 12/31/2012
accessibility issues
Annual number of reasonable
accommodation requests due to n/a 12/31/2012
emergencies
Annual number of housm_g n/a 12/31/2012
transfers due to emergencies
Annual staff tlme in hours to n/a 12/31/2012
process housing transfers
Annual number of underutilized
housing units returned to 12/31/2012
inventory
e.
THA intends to use eloped to track reasonable accommodation
requests to identify the nit-specific requests. THA will use its
transfer tracking S days to fulfill emergency transfer requests,

Standard
Activity 5:

a. of MTW activity

Under this plan households in which all adult members are either elderly or disabled and at
least 90% of total household income comes from a fixed source such as social security, SSI,
or pension will be subject to the following rent policy:

e Complete recertification reviews once every 3 years instead of every year
(triennial recertifications) with no “off-year” COLA-related rent adjustments
unless interim is triggered
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Below is a summary of this initiative’s components:

Eliminate elderly/disabled deduction;
Eliminate dependent deduction;

Eliminate medical deductions below $2500 and implement bands so that
medical expenses between $2500 and $4999 would receive an allowance of
$2500; expenses over $5000 would receive $5000. The 3% of gross income
medical expense threshold would no longer be used.

Implement 28.5% TTP to help offset the elimination in the elderly/disabled

deduction and simplification of medical expens

Implement local verification policies as outli

Implement minimum rent of $25 d therefore eliminat ility allowance

reimbursements)

Modeling Components TODA Proposed MTW (all yrs)
Rent calculation methodology ~. Standard P Standard
TTP% A U 30.0% 28.5%
Minimum TTP 7 0.0%
Minimum rent.. $25
Rent inM No
Utility P‘Jrsemer‘l‘ No
Elderly/disabled deduction $0
Dependent deduction $480 $0
~ Childcare dedl! " Yes Yes
uction supMd No Yes - all payments
< Medical deduction (traditional) .~ Yes - if >3% Gl Bands: $2500 min
- N PHflat rent . 4 Yes No
‘certification s‘iule 7 Annual Triennial
&r COLA adj u'nents n/a If interim triggered

Note: Cost of Living Adjustments will not be made to fixed income in the off years and a rent
change letter will not be sent to clients. This is based on the assumptions that rent foregone
in the off years will not impact THA’s subsidy and financial position.
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b. MTW statutory objective

This activity will reduce costs and achieve greater cost effectiveness in federal expenditures.

C. Anticipated impacts

THA anticipates this activity will streamline existing income verification and rent calculation
procedures; significantly reducing administrative time.

d. Metrics, baselines and benchmarks

v' 1,514 households currently meet our triennial defi 4 Section 8 and 450
Public Housing households)

408 households currently claim medical expen
335 of the claims (82%) would not meet our
Staff spend on average 60 minutes to
recertification

posed $2500 thres
edical claim

ANENEN

Below is an outline of this initiative’s key metrics, basel

Benchmark
Metric Baseline Benchmark Target Date
Annual Section 8 subsidy f
elderly/disabled hous 12/31/2012
Annual Public Housing ren $1.18M 12/31/2012
258 12/31/2013
794 12/31/2013
elderly/disabled recertifications
Annual postage costs mailing
recertification do_cuments related $1,111 $555 12/31/2013
to elderly/disabled rent
adjustments (Section 8 only)
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Undesirable outcomes may include:

v' Potential increase in interim requests in the off-years (years between triennial

recertifications). For example, a household may make such a request when it has a
significant medical expense.

v Potential significant increases in rent burden for households subject to the elimination

of utility allowance reimbursements and/or minimum rent.

v" A hardship policy will be developed to assist hous

outlined below in Section i.

this situation as

e. Data collection metrics and products

e estimated time fo

THA will conduct or arrange a time study to confir
[ actual numb

party verifications under this activity. THA
verifications that this policy avoids.

pletion of third
ird party

f. Authorization cited

Most triennia (and shelter burdens should decrease) from
this polic e off-years. The exception will be households
with m

ed household rent burden ((rent + utility allowance)/gross
income) crease 0.3%% in years 1-2 for Section 8 and 0.6% for Public

Housing ho

i Annual reevaluation of rent reform initiative

THA will review the impacts of this analysis on an annual basis to determine if it is worthwhile
to continue with the activity.
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J. Criteria to be used to consider hardship cases

THA will consider hardship requests from households that experience unforeseen, ongoing,
excessive medical expenses and/or more than a 10% decrease in income by no fault of the
tenant.

THA will also consider hardship requests for households impacted by minimum rent. Because
the initial implementation (July 1, 2011) will provide households with a 90-day notice of rent
increase, THA will only consider hardship cases for households t ill be receiving a $100
per month or more rent increase during initial implementation.

All households who become subject to minimum rent aft
July 1, 2011) will be eligible to request a hardship.

implementation (after

The hardship criteria that will be used when reviewing these cases will be:

. Does the household qualify for low-inc
agencies? Ineligibility would need to be docu
Pierce County, Washington (Metropolitan D
Utilities, and South Sound Outreach Services).

energy  assistance th h external
ch of the agencies serving
ment Council, Tacoma Public

. Has the household submitted an &
submittal required)

rce? (documentation of

. For disabled ha applied for social security?

of the request. THA will have up to 20 days to review the
ation. If the effective date of the increase occurs prior to the
e household would be required to pay the increased rent until
the review is comple

The hardship policy may also be changed during the policy revision stage of implementation
based on public comments received at that time.

k. Transition period

THA would implement this activity over a four year period:
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. January-June 2011: Make revisions to THA’s Administrative Plan and
Admissions and Continued Occupancy Policy (ACOP) and have public
meetings regarding the change.

. July 1, 2011-June 30, 2012: Recertify one-third of the households qualifying for
this activity.

. July 1, 2012-June 30, 2013: Recertify the second one-third of households

qualifying for this activity.

. July 1, 2013-June 30, 2014: Recertify the fi -third of the households

gualifying for this activity.

. July 1, 2014: Begin recertifying all qu iennially based on

the date of their last annual recertific

l. Documentation of public hearing

Public meetings are scheduled for October 5, 6, and 0 and the public hearing for this

document will be held on October 12, 20
Activity 6: Local Policies for Work-Able
a. Description o

THA will implemen i icies for both the public housing and Housing

increase e Wo years that they are on the minimum rent. Households would be
required to the greater of the established minimum rent or income based rent.
There will be different minimum rents for one work able member households and
two-plus work able member households.

Example:
Potential minimum rents Year 1 Year 3 Year 5
1 work able member households $25 $50 $100
2 plus work able member households $50 $100 $200
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e Elderly/disabled households in the work able population (due to non-fixed income
exceeding 10% total household income) will be assigned a minimum rent of $25
that will not change over time nor be impacted by household composition.

e Utility allowance reimbursements would be eliminated upon implementation of
minimum rents.

e At the time of initial implementation (July 1, 2010), households subject to the new
minimum rents would be given 90 days notice of their re

e Allow child support paid by adult household mem
expense.

e For households that qualify for medical e

0 Any expenses over $5000 will recei

transitioned onto the same M

b. MTW statutory objective

whose head
educational

ummary of this initiative’s components:

e included as an eligible

these households will be
ion.as other households.

MMponentS TODAY Years 1-2 Years 3-4 Year 5+
Rent calcu ethodology Standard Standard Standard Standard
TTP% . ) 4 30.0% 28.5% 28.5% 28.5%
MinimumTIP:. . $25 $0 $0 $0
Minimum rent: 1 WA member n/a $25 $50 $100
Minimum rent: 2+ WA members n/a $50 $100 $200
Utility reimbursements Yes No No No
Elderly/disabled deduction $400 $0 $0 $0
Dependent deduction $480 $0 $0 $0
Childcare deduction Yes Yes Yes Yes
Deduction for child support paid No Yes - all payments Yes - all payments Yes - all payments
Medical deduction (traditional) Yes - if >3% Gl Bands: $2500 min Bands: $2500 min Bands: $2500 min
Medical premiums deduction (if working >20 hrs/wk) No Bands: $2500 min Bands: $2500 min Bands: $2500 min
PH flat rent Yes No No No
Recertification schedule Annual Annual Annual Annual
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C. Anticipated impacts

THA projects that this activity will significantly reduce staff time and other operating costs
such as postage, copying, office equipment use, etc. It will reduce unnecessary intrusions
into tenant privacy and pride because THA will not have to inquire with their employers and
asset sources to verify private information and reveal to third parties that the tenant is
receiving THA assistance.

AN

d. Metrics, baselines and benchmarks

1,905 households (1,554 Section 8 and 351 public
work-able definition and are not designated to be p
pilot because their annual household earnings ar

ing households) meet our

housing).

48 (3%) of these households have zero in
381 of these households (20% work-able,
(376 Section 8 and 5 public housing).
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Below is an outline of this initiative’s key metrics, baselines, and benchmarks.

Benchmark
Metric Baseline Benchmark Target Date
Annual Section 8 subsidy for work-
able (non-pilot) households $15.48M $14.83M 12/31/2012
Annual Public Housing rent roll for
work-able (non-pilot) households $.73M 12/31/2012
Percentage of Section 8 work-able
(non-pilot) households with gross 12% 12/31/2012
income <$5000
Percentage of Public Housing
work-able (non-pilot) households 12/31/2012
with gross income <$5000
Undesirable outcome
v : here households are unable to pay the
v puseholds that currently receive a utility

e proposed minimum rents.
in HAP (and decrease in rent roll) due to foregone rent

not expect this impact to be material and will monitor the

necessary alter the policy.

an impact from the elimination of the dependent deduction
(even witt ed TTP% offset) and therefore shelter burdens will also be
monitored for *holds with four or more members.

v' A hardship policy will be developed to assist households in this situation as
outlined below Section i.

e. Data collection metrics and products

THA will conduct or arrange a time study to confirm the estimated time for completion of third
party verifications under this activity. THA will track the actual number of third party
verifications that this policy avoids.
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f. Authorization cited
Standard MTW Agreement: Attachment C Section C.4, C.11, D.1.c, D.2.a, D.3.a, and D.3.b.

g. Agency’s Board approval of policy

This policy will be approved at the October 27, 2010 Board meeting.

h. Impact analysis on family contributions

e 376 households (20%) are projected to see rent incre in_ years 1-2 (320
Section 8 and 56 public housing).

e Average household rent burden ((rent + utility allow income) is expected to
increase approximately 4% in years 1-2 for Section 8 and ease 1% for public
housing.

e Rentincreases and rent burdens are expec rs 3+, but the
projections would not take into_consider i [ expect to

occur, but are difficult to project. Househo
policy will be developed to assist households

i Annual reevaluation of ren

THA will reevaluate this initiative on an a : e if its impacts make it a
worthwhile activity to continue.

submittal reqgt

3. For households that recently lost earned income, has the household applied for
unemployment? (documentation of application required)

4. For disabled households, has the household applied for social security?
(documentation of application required)

5. For households with children, has the household applied for child support?
(documentation of application required)
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6. For households with children, has the household applied for TANF? (documentation of
application required)

If the answer is “yes” to all questions applicable to this household, the exemption will be
approved. If one or more answer is “no” then the request would need to be reviewed by
the Hardship Review Committee to determine if adequate mitigating circumstances exist.

THA will also consider hardship requests for households i
Because the initial implementation (July 1, 2011) will pr

acted by minimum rent.
ouseholds with a 90-day

All households who become subject to minimu entation (after
July 1, 2011) will be eligible to request a har

 Does the household qualify

agencies? Ineligibility would need
Pierce County, Washington (Metropa
and South Sound Outreach Services).

assistance through external
ch of the agencies serving
il,, Tacoma Public Utilities,

WorkSource? (documentation of

ehold applied for social security?

documentation g eview of the request. THA will have up to 20 days to review the
request and make a determination. If the effective date of the increase occurs prior to the
completed hardship review, the household would be required to pay the increased rent

until the review is completed.

The hardship policy may also be changed during the policy revision stage of
implementation based on public comments received at that time.
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k. Transition period

THA would implement this activity over a two year period:

. January-June 2011: Make revisions to THA’s Administrative Plan and
Admissions and Continued Occupancy Policy (ACOP) and have public
meetings regarding the change.

. July 1, 2011-June 30, 2012: Enroll households in this

|. Documentation of public hearing

Public meetings are scheduled for October 5, 6, and ic hearing for this
document will be held on October 12, 2010.

Activity 7: Create a Pilot of Alternate Rent‘Fo

Outlined below are two alternate rent formulas that
working at least 20 hours per week. These households
two options. THA will then analyze
sufficiency, improved housing options, a

required to choose one of the
impact on economic self-

$8,892 per year).

We have conducted an a
based on differen

ach alternative would provide a household
e will provide pilot participants with this

er fixed subsidy as an option in Housing Choice Voucher
program and incom ed flat rent in the Public Housing program (PH/HCV)

a. Description of W activity

THA will offer households a flat subsidy based on household income. Policy revisions
include:

o Establish the tenant rent and subsidy amount at annual recertification and allow
a household to keep the same subsidy (HCV) or tenant rent (PH) regardless of
changes in their household income.
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. Restrict enrollment to households whose non-excluded earned income equals
the equivalent of at least 20 hours per week at the time of their annual
recertification. This is not a work requirement in the sense that households
need to continue working to be eligible but rather that THA will limit enrollment
to households who have a reasonable amount of earned income so the flat
subsidy is moderate and includes a tenant payment; as opposed to enrolling
zero income households and waiting up to two years before recertifying income
changes.

o Use a higher TTP% (e.g. 31.5%) for the initial r
will last the full pilot period).

setting recertification (that

. Eliminate interim reviews.
. Implement local verification policies utlined in activity 9.
. Eliminate recertifications for the entir The one exce n would be

if the household moves to a new unit.
) Eliminate flat rents in pub

b. MTW statutory objective

ork-able hou

; ave household earnings greater than $8, 892 and
will be enrc

2d in the rent alternative pilot (612 Section 8 and 139 Public

d. Metrics, base s and benchmarks

Below is an outline of this initiative’s key metrics, baselines, and benchmarks (for the fixed
rent alternative):
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Benchmark

Metric Baseline Benchmark Target Date

Annual Section 8 subsidy for WA | n/a (see
fixed rent pilot households note) a (see note) 12/31/2012
Annual Public Housing rent roll for | n/a (see n/a (see note) 12/31/2012

WA fixed rent pilot households note)

10% average ann

Annual earnings growth over pilot n/a household ear 12/31/2016

period - Fixed rents

Annual staff time in hours to
process recertifications for Public

L ) 4 12/31/2012
Housing fixed rent partipants - ° [31/20
25% of estimated PH pilot HHs

Annual staff time in hours to
process recertifications for 231 12/31/2012

Section 8 fixed rent partipants -
25% of estimated S8 pilot HHs

note: financial impact to THA from fixed Ml be positive S8 HAP and

greater th aseline (and although
there may be an opportunity cost related to fo e 2. to increased earnings, it is
difficult to predict earnin or een included in the impact
analysis); to be cons [ 00% participation in the tiered

rent alternative

Undesirable ou nclude:
v" Increase i rden for fixed rent households whose total household income

decreases du e pilot period.
v A hardship policy will be developed to assist households in this situation and is

outlined below in Section i.

e. Data collection metrics and products

THA has conducted process study to understand staff time required to process Public
Housing and Section 8 recertifications for work-able families. This study was used to
estimate staff time savings found in the table above. Time tracking will be used with housing
assistants and property management staff to measure actual versus benchmarks. Pilot
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participants will be required to self-report their annual income including earnings and self-
employment which will be tracked in VisualHOMES.

This activity will reduce costs and achieve greater cost effectiveness in federal expenditures.

f. Authorization cited

Standard MTW Agreement: Attachment C Sections C.4, C.11, D.1.a, D.1.c, and D.2.a.

g. Agency’s Board approval of policy

This policy will be approved at the October 27, 2010 board

h. Impact analysis on family contributions

Family rents will increase over current levels
fixed rent pilot participants will benefit by paying rent
It is difficult to project how earnings will increase, bu

shows income growth for a family with-$20K of initial ea
tiered rent option with expected incomeroxima
5-Year Household Savings
Annual earnings growth Tiered Rents Fixed Rents
' $15,280
$6,932
-$4

-$3,000
-$5,711

. However,
el'as family earnings increase.
ave conducted an analysis that
s would benefit more than the

THA will consider ha p cases when the household has had a decrease or loss of income
for reasons beyond the tenant’s control, i.e. becoming disabled, working household member
moves out of the house, layoff, etc. AND the change will require the household to pay more
than 51% of their income as rent.

The hardship criteria that will be used for this activity will also consider:

1. Is the income change long-term?
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2. Has the household submitted an application through WorkSource? (documentation of
submittal required)

3. For households that recently lost earned income, has the household applied for
unemployment? (documentation of application required)

4. For disabled households, has the household applied for social security?
(documentation of application required)

5. For households with children, has the household
(documentation of application required)

lied for child support?

6. For households with children, has the household ap
application required)

? (documentation of

If the answer is “yes” to all questions applic n will be
approved. If one or more answer is “no” t eviewed by
the Hardship Review Committee to determine if a ances exist

_ exception and all required
documentation prior to review of the re to 20 days to review the
request and make a determination. If the
completed hardship review, the household Jui ay the increased rent until

the review is completed.

The hardship policy mg

Public meetings are scheduled for October 5, 6, and 7, 2010 and the public hearing for this
document will be held on October 12, 2010.

Rent Alternate 7.2: Offer tiered rent option (PH/HCV)

a. Description of MTW activity

THA will offer a tiered rent option. Details of the policy include:
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e Restrict enrollment to households whose non-excluded earned income equals the
equivalent of at least 20 hours per week at the time of their annual recertification.

e Rents will be set by income band. Rents are established using 28.5% times the lower
edge of the gross income band (to be reviewed and possibly adjusted prior to
implementation).

¢ Households are able to earn up to the upper edge of each i
an increase in their rent.

band without seeing

e Rent tables will incorporate minimum rents and utili

o |f applicable, Section 8 households will be
exceeds the payment standard in addition t

ount gross rent
e tiered rent amount.

¢ Implement local interim processing and veri i ' ctivity 9.

¢ Medical insurance premiums paid by “working’ eholds will be included as an
eligible expense. For expenses nce will be based on bands:
0 Expenses between $2 expense credit;
nse credit.
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Household Income 0-1 Bedroom 2 Bedrooms 3 Bedrooms 4 Bedrooms 5 Bedrooms

Less than $7,000 $25 $25 $25 $25 $25
$7,000 - $7,999 $25 $25 $25 $25 $25
$8,000 - $8,999 $25 $25 $25 $25 $25
$9,000 - $9,999 $44 $25 $25 $25 $25

$10,000 - $10,999 $67 $27 $25 $25 $25

$11,000 - $11,999 $91 $51 $25 $25 $25
$12,000 - $12,999 $114 $74 $26 $25 $25
$13,000 - $13,999 $137 $97 $49 $25 $25
$14,000 - $14,999 $161 $121 $73 $25 $25
$15,000 - $17,499 $184 $144 $96 $25
$17,500 - $19,999 $242 $202 $154 $45
$20,000 - $24,999 $301 $261 $104
$25,000 - $29,999 $417 $377 $220
$30,000 - $34,999 $534 $494 $337
$35,000 - $39,999 $651 $611 $454
$40,000 - $44,999 $767 $727 $570

$45,000 - $49,999 $884 $844
$50,000 - $54,999 $1,001 $961
$55,000 - $59,999 $1,117 $1,077

$60,000 - $64,999 $1,234 $1,194 $1,037
$65,000 - $69,999 $1,351 $1,202 $1,154
$70,000 - $74,999 $1,467 $1,318 $1,270

$75,000+ $1,584 $1,496 $1,435 $1,387

b. MTW statutory objective

working, seeking work, or is participating in job training,
that assist in.obtaining employment and becoming

Below is an outline of this initiative’s key metrics, baselines and benchmarks (for the tiered
rent alternative):
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Benchmark
Metric Baseline Benchmark Target Date
Annual Section 8 subsidy for WA
tiered rent pilot households* $4.15M $4.44M 12/31/2012
Annual Public Housing rent roll for
WA tiered rent pilot households* $.87M $.78M 12/31/2012
. . 5% average an
Annual ea_rnlngs_growth over pilot /a 12/31/2016
period - Tiered rents
Annual staff time in hours to
process recertifications for
Section 8 tiered rent partipants - 134 12/31/2012
75% of estimated S8 pilot HHs
Annual staff time in hours to
process recertifications for
Section 8 tiered rent partipants - 694 12/31/2012
75% of estimated S8 pilot HHs

THA will reevaluate

*impact analysis assumes that 100% of

since this will give us the most conservati

g. Annual ree

finan

achment C Sections C11, D.1.c, and D.2.a.

ation of rent reform initiative

is initiative on an annual basis to determine if its impacts make it a

worthwhile activity to continue.

h. Impact analysis on family contributions

See analysis presented in fixed rent section.
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i. Annual reevaluation of rent reform initiative

This policy will be approved at the October 27, 2010 board meeting.

j. Criteria to be used to consider hardship cases

THA will consider hardship cases when the household has had at least three (3) interim
decreases in income in the past twelve (12) months and is not eligible to request another
decrease in rent AND they would be paying more than 40% of thei me as rent if the rent
is not decreased.

The hardship exemption criteria that will be used for this acti
1. Is the income change long-term?

2. Has the household submitted an applicati : tation of
submittal required)

3. For households that recently lost earned inc
unemployment? (documentation-of application req

has the household applied for

4. For disabled households, ha nousehold a for social security?

5. For households wi [ d applied for child support?
(documentation c i

p requests for households impacted by minimum rent. Because
the initial imple / 1, 2011) will provide households with a 90-day notice of rent
increase, THA
per month or more ease during initial implementation.

All households who become subject to minimum rent after the initial implementation (after

July 1, 2011) will be eligible to request a hardship.
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The hardship criteria that will be used when reviewing these cases will be:

. Does the household qualify for low-income energy assistance through external
agencies? Ineligibility would need to be documented by each of the agencies
serving Pierce County, Washington (Metropolitan Development Council,
Tacoma Public Utilities, and South Sound Outreach Services).

. Has the household submitted an application
(documentation of submittal required)

through WorkSource?

. For disabled households, has the househol
(documentation of application required)

led for social security?

. For households with children, has the
(documentation of application require

. For households with children

The household will be required to
documentation prior to review of the
request and make a determination. If t
completed hardship review, the household \ Jui ay the increased rent until
the review is completed.

exception and all required
to 20 days to review the

The hardship policy mg

. Documenta of public hearing

Public meetings are scheduled for October 5, 6, and 7, 2010 and the public hearing for this
document will be held on October 12, 2010.
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Activity 8: Local Income and Asset Policies (HCV/PH)

a. Description of MTW activity

THA will implement local verification policies for both the public housing and Housing Choice
Voucher program. THA will implement the following policies:

e Allow tenants to self-certify assets valued at less tha
e Disregard assets valued at less than $25,000.
e Eliminate earned income disallowance (El
e Exclude resident stipends up to $500

This activity would be implemented effective July . [ ed to make
revisions to THA’s Administrative Plan and Admis ntinued Occupancy Policy

b. MTW statutory objective

This activity serves the MTW statutory i educe.costs and achieve greater
effectiveness in federal expenditures.

ion 8 and 575 Public Housing households) have total
an $0 and less than $25,000.
e combined annual asset income of $18,655 ($17,449 for

Staff spend average of 25 minutes to verify assets and process asset income in an
annual recertification
v 18 households currently enrolled in EID program
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Below is an outline of this initiative’s key metrics, baselines, and benchmarks.

Benchmark
Metric Baseline Benchmark Target Date
Annual staff time in hours to
process asset income in 967 963 12/31/2012
recertifications

Undesirable outcomes may include:

v Section 8 subsidy will increase slightly and P
slightly due to the small increase in househol [ calculations as a
result of the elimination of asset income re sets <$25K as
well as stipends.

v' Because asset values and asset income w
assets <$25K, we will not be able to monitor pact will be ‘magnified over
time. To evaluate this issue, assumptions wo ed to be made regarding stock
market growth, interest rates, et subjective.

v EID participants will be subject neral work-able ehold rent policies; we will
monitor their earnings growth to see nination of E ersely affects their self-

i [ address this).

a. Description o

THA will streamline the interim review process. Currently, THA performs an interim review
whenever a tenant reports a decrease in income and or has a permanent increase in income.
This results in an excessive number of interim reviews. The interim review process can also
deter households to increase their earned income since this income increase will result in a
rent increase. THA will implement a policy that encourages increased income and reduces
the number of interim reviews that are processed annually. These policy changes include:

e THA will only conduct interim reexaminations when families have an increase or
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decrease in income of at least $200 per month. Interim reexaminations will not
conducted on income increases or decreases of less than $200 per month
unless:

= The increase in income is because a person with income joins the
household.

= The increase in household income is the result of new income.

= A decrease in the same source of inco iously resulted in a
reduction in tenant rent (i.e. a tenant’s ho ere reduced from 30 hours
per week to 20 hours a week and im reexamination was

onth later the hours

3 tance an interim

reexamination will be conducte [ in hours).

THA will also now accept hand-carried
verifications will remain valid will be incre
recertifications.

e number of days that
admissions and annual

This activity would be im , .<January-May will be used to make

issions and Continued Occupancy Policy

will significantly reduce staff time and other operating costs
o reduce unnecessary intrusions into tenant privacy and pride
ve to inquire with their employers and asset sources to verify private
o third parties that the tenant is receiving THA assistance.

such as postage.
because THA will no
information and revea

d. Metrics, baselines and benchmarks

Below is an outline of this initiative’s key metrics, baselines, and benchmarks:
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Benchmark
Metric Baseline Benchmark Target Date
Annual number of “decrease in 1,672 TBD 12/31/2012
income” interims conducted
Annual staff time in hours
required to process “decrease in 1,672 12/31/2012
income” interims
A_nnual n"u_mbe_r of "increase in 1,535 12/31/2012
income" interims conducted
Annual staff time in hours
required to process “increase in 1,535 12/31/2012
income” interims
Annual staff time in hours
required to process third party 12/31/2012
verifications
12/31/2012

A report describing s related to interim requests by type and staff time and postage
spent to process interims will be developed and analyzed on an annual basis. THA will also
develop a report that outlines time study results to confirm the estimated time for completion
of third party verifications under this activity; and the actual number of third party verifications
conducted.

f. Authorization cited

Standard MTW Agreement: Attachment C Section C.4, C.11, D.1.c, D.2.a, D.3.a, and D.3.b.
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Activity 10: Modified Housing Choice Voucher inspection process (HCV)

a. Description of MTW activity

THA proposes to modify its annual inspection process to allow for biennial inspections of
qualifying HCV units (instead of yearly) and decoupling annual recertification and inspection
dates in order to group inspections geographically.

THA intends to inspect voucher units only once every two year
participants resided in the same unit for a minimum of three
consecutive annual inspections on the first visit. This wi
tenants and have a history of taking care of their unit.
response to complaints or other evidence of proble
process to randomly inspect 5-10% of these units

e following is true: (i) the
and (ii) they passed two
those who are stable
tinue to inspect in
quality assurance

The plan for decoupling annual recertifi

. Begin scheduling all inspections in one ent building or complex for the
same day.

) Where units are not in the
geographic area.

landlords, and provide i Ives to THA to increase quality housing choice options for low-
income families.

Time savings from these biennial inspections will allow THA to redirect inspector time to
inspect units at THA-owned units once this is approved through Activity 4.

d. Metrics, baselines and benchmarks

v' 1,526 households have received consecutive passes on their HCV inspections
v' 504 of the aforementioned households (33%) have been living in the unit for 3 or more
years

Tacoma Housing Authority MTW Plan (November 1, 2010) page 55



v Inspector spends average 45 minutes on HCV inspection (including drive time)
v' Approximately 3,200 HCV households that receive annual inspections under current

policy

Below is an outline of this initiative’s key metrics, baselines, and benchmarks.

Benchmark
Metric Baseline Benchmark Target Date
Annual number of HCV 3,200 2950 12/31/2012
inspections
Annual staff tlme in hc_)urs spent 2,400 12/31/2012
on HCV inspections
e. Data collection metrics and products

THA will develop a baseline report to ic
past 12 months prior to implementation.

entify the total nu of inspections by type over the

f. Authorization cited

Standard MTW Agreemen
Activity 11. Specie
a.

er program similar to the project-based voucher
to service partners for a special purpose or a special

THA would establish cle for requesting proposals for these vouchers. Based on funding
availability, no more than 25 special vouchers would be awarded per cycle. Cycles would be
established to coincide with the MTW Plan public process and once mid-year, if needed. Both
cycles would take approximately 120 days from RFP to award. This timeline allows for
advertising, proposal review, public comment and award. The final determination in whether
to open a funding round will be determined based on whether sufficient funding is available
and whether tenant-based vouchers have been issued since the last project-based/special
programs funding cycle.
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Proposals would be scored consistent with established THA policies such as deconcentration
of poverty, etc. Additional points would be awarded for proposals that target a specific
population consistent with THA’'s mission and vision. Below is a list of some of the
populations that may be targeted:

e Households below 30% AMI

¢ Households displaced by governmental action or domestic

e Households who are working more than 20 hours p or enrolled in school or

training programs

e Specialized housing for Homeless Programs [ I, Persons With
Aids, or Teen Parent

All proposals that receive any of these additional p it to provide
case management services for these households.
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Upon implementation of this program
based waiting list since this program wil oups to be served while
receiving case management services.

b. MTW statutory objective

The proposed activity i

C. Anticipate

v' 100% of the olds admitted to both programs qualify for preferences.

Below is an outline of this initiative’s key metrics, baselines, and benchmarks.

Benchmark
Metric Baseline Benchmark Target Date
Percentage of households with
special program vouchers who o
remain in “good standing” after 1 N/A 85% 12/31/2012
year of occupancy
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Percentage of households with
special program vouchers who
receive case management
services

Percentage of households with

special program vouchers who

either increase their income or N/A 75% 12/31/2013

stay in place for 12 months or
more

N/A 95% 12/31/2012

e. Data collection metrics and products

Data will be collected directly from the project partners regarding:
Case management services

Tenant good standing

Change in individual household income
Length of occupancy by unit for each h

f. Authorization cited

Standard MTW Agreement: Attachmen ection B.2, B.4, 2,D.3,and D.4

Activity 12: Simplified Utility Allowance

alculated the average utility allowance currently provided to
housmg ch0| public housing program participants, and revised allowances.
i h household responsible for tenant supplied utilities with the
pon the unit bedroom size. Households will receive a greatly
tility allowance benefits and Housing Commission staff will be able
based only on unit size instead of determining individual allowances

simplified explanatio
to select an allowan
for every unit leased.

In addition, the Housing Authority will simplify the definition of bedrooms used in the
assignment of utility allowances. Currently, utility allowances are assigned to households
based on the actual size of the physical unit. Situations exist where households rent a larger
unit than assigned in the voucher. The Housing Authority will simplify the definition to
be the lower of the voucher size or physical unit bedrooms when defining bedrooms
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for the assignment of utility allowances. This will follow the same definition used for the
assignment of payment standards for Section 8 participants.

Below is what the new MTW UA schedule could look like:

LANDLORD PAYS WATER/SEWER
Build date 0-BD 1-BD 2-BD 3-BD 4-BD 5+BD

Pre-1996 $54 $78 $101 $126 $150 $174

1996+ $37 $52 $67 $83 $114
TENANT PAYS WATER/SEWER yF s
Build date 0-BD 1-BD 2-BD 3-BD 4-BD 5+BD
Pre-1996 $95 $129 $197 $2 $264
1996+ $79 $103 $12 $154 $179

We are also considering a potential framework that wou

type and bedrooms.

assign UAs based on structure

This activity would be implemented effective

2011. January-May will be used to make
revisions to THA's Administrative Plan and '

etings regarding the change.

b. MTW sta

This activity will reduce

hieve greater cost effectiveness in federal expenditures.

C. Anticipated img

THA anticipates this activity wi eamline existing rent calculation procedures; significantly
ing administrativ >t SO provide incentives for landlords with newer, more

ent units to participate in the voucher program.

ics, baselines, and benchmarks

v' 3,102 Sectio seholds (94%) currently receive a utility allowance
v 550 Public Housing households (61%) currently receive a utility allowance
v/ Staff spend an-average of 5 minutes per recertification to determine a utility allowance

Below is an outline of this initiative’s key metrics, baselines, and benchmarks.

Benchmark
Metric Baseline Benchmark Target Date
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Total annual staff time in hours 333

to determine utility allowances in hours 50% reduction 12/31/2012
recertifications

Utility allowancreatcealculatlon error n/a TBD 2012 Plan 12/31/2012

Undesirable outcomes may include:
v" A small number of households may see rent increases i
decreases in utility allowances.

cess of $50 as a result of

e. Data collection metrics and products

An electronic log will be developed to store the d
will be developed and analyzed on an annual b
assist us in quantifying results and identifying
program

. A report describin above metrics
. Analyzing data on a basis will
ities for continuous imp ment in the

f. Authorization cited

Standard MTW Agreement: Attachment
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SECTION VI: ONGOING MTW ACTIVITIES

THA did not undertake any activities in its first year. The first year consisted of activity
planning and impact analysis.
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SECTION VII: SOURCES AND USES OF FUNDING
A. List of Planned Sources and uses of MTW Funds
THA'’s Moving to Work plan covers the period January 1 through December 31, 2011.

THA currently is operating under a July 1 — December 31% fiscal year. A request has been
submitted to change the Fiscal Year to a calendar year. The planned sources and uses for

this plan is based on information contained in the approved budget,
30, 2011, along with a projection of what is anticipated for the peri
2011. As this is the first full year of the plan, and the HAP f

income are not locked in, THA based its income projections
HUD describing how the amounts will be calculated.

hich runs through June
ly 1 — December 31,
ng and administrative fee
information received from

Sources of MTW funds (FY2011) Amount

HCV Housing Assistance Payments $31,
HCV Administrative fee income $2,50 0
Public Housing operating subsidy $2,280,000
Public Housing rental income $2,813,000
Public Housing non-rental income $45,000
Public Housing Capital Fund (inclu funds) $2,600,000
Interest income $30,000
Management fee income $2,569,000
Other revenue sources $555,000
MTW reserves $455,000
Total Sources $45,142,000

Uses of MTW Funds (FY2011 budget

HCV Hc istanc ments $30,707,000
' $8,290,000
$630,000
$1,564,000
$805,000
on (Capital expenditures) $1,611,000
$200,000
ax Credit properties $790,000
Insurance $209,000
Other miscellaneous operations $336,000
Total Uses $45,142,000
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B. List of Planned Sources and Uses of State or Local Funds

Sources of State/Local Funds Amount
Washington State/City community service funds $64,000
TBRA $74,250

Total Sources $138,250

Uses of State/Local funds

Washington State/City funded community service

TBRA HAP

$64,000

$67,500

TRBA administrative fees

$6,750

Total Uses

$138,250

be covered by operatio

surpluses or reserves

e areas they support.

Planned Sources and Uses of Program

Support Centers (Previously COCC) CAH TC BA Amount

Sources of Program Support Funds Amount

Public Hou ee (includes

Mixed Financ ies) $1,418,000 | $370,000 | $53,500 | $1,841,500

Management su $509,000 $509,000

CFP management $362,000 $362,000

TBRA admin fee $6,750 $6,750

Investment income - operating $35,000 $35,000

Other income $14,000 $325,000 | $339,000
Total Sources | $2,303,000 | $370,000 | $420,250 | $3,093,250

Uses of Program Support funds

Administrative salaries & benefits $2,179,000 | $265,000 | $165,000 | $2,609,000
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Planned Sources and Uses of Program
Support Centers (Previously COCC) CAH TC BA Amount
Management fees $147,000 $147,000
Other administrative expenses $545,000 | $106,000 | $57,000 | $708,000
Resident services $124,000 $1,000 $1,000 | $126,000
Utilities $34,000 $34,000
Maintenance/facility expenses $36,000 $106,000 | $142,000
Insurance $40,000 $ $14,000 $59,000
Total Uses | $2,924,000 | $524,000 | $377,000 | $3,825,000
D. Cost Allocation and Fee-for-Service Ap

arged out to projects in
d in Appendix Ill. THA decided
cial reporting for operational
ve direct control over,

on this method as it provides the mo
managers. It will make it easier for ma

E. Use of Sing

THA will combi
Funds and its Section 8

Program assistance into a single authority-
) sing Capital Funds will stiII be subject to the

ing source to fund Public Housing operations, the Public
> Housing Choice Voucher programs in order to carry out the

Below are listec
Fund Flexibility:

ome of the specific ways in which THA plans to exercise the Single-

. THA will make changes to relieve the administrative burden on both the agency and
the tenants by creating a more streamlined approach to both the certification process
and inspections. THA intends it's processes to be less intrusive on people with fixed
incomes such as the elderly and disabled, and to relieve families from some of the
more burdensome requirements of annual certification.
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THA will focus on housing, employment-related services, and other case management
activities that will move families towards self sufficiency.

THA will consider funding and developing a resident training program, through which
residents would engage in training activities and take an assessment at the end of
each activity. If the resident completes the training and passes each phase, they
would then be assigned appropriate functions within the agency based on skills they
obtained utilizing MTW funds.

THA will continue the planning efforts for its Educatio
Housing Choice Vouchers to households with childr
exceptionally high level of turnover to help stabili
belleves this approach will help to |mprove educ [

ogram. THA will provide
attend a school with an
ent population. THA
add stability to the

THA will adjust administrative staff as
with the agreement. THA may also

THA will analyze its administre
programs whenever possible. T
by creating the Program Support

identified
onstruction, reconstruction or moderate to substantial
strict accordance with its mission, and the

with changes i ivities will not take effect until July, 2011. THA will monitor the
cost effecti ' 2 agency implements based on the flexibility achieved in
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SECTION VIII: ADMINISTRATIVE

A. Resolution Signed by Board of Commissioners
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B. Description of Planned or Ongoing Agency-Directed Evaluations of the
Demonstration

THA is contracting with a third-party evaluator to complete an impact analysis and financial
modeling tool for each of the rent reform activities proposed in this plan. The contractor is
assisting THA in creating baselines and benchmarks for each activity, evaluating potential
effects on different protected classes, developing hardship criteria, and assisting in evaluating
the financial impacts on both THA and its participants.

Tacoma Housing Authority MTW Plan (November 1, 2010) page 67



APPENDIX I: PUBLIC HEARING COMMENTS

The Plan was posted for public review beginning September 7, 2010. Public meetings were
held October 5, 6, and 7, 2010 and the public hearing for this document was held on October
12, 2010. THA also met independently with the local Legal Services program, Northwest
Justice Project on June 29, 2010 and October 1, 2010.

Additional review included:

¢ THA staff brainstorming sessions on:
o July7,2010

July 21, 2010

July 28, 2010

August 4, 2010

August 25, 2010

September 1, 2010

September 15, 2010

October 13, 2010

October 27, 2010

O O0O0O0O0O0O0O0

A THA Board of Commissioners infe
October 15, 2010.

ion session ovember 18, 2009 and

e Review by the THA
e Final board a

As the MTW PIH ; ired, THA also made copies of the draft plan
publi
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MTW ANNUAL PLAN:

PUBLIC COMMENTS

Comment

THA Response

Will an adult household member who is a full time student
be considered work able? For example, if there are two work
able adults in the households and one is a full-time student
would that family have to pay $50 minimum rent?

tudent is considered work able.

What can someone do if they have a project-based
but want a tenant based voucher so they can move.

If I live in a project-based voucher unit and I’'m over hous
would | be forced to move to public
issued a voucher.

end on what THA has available.

If | am on the voucher waiting list an

list?

you are on the voucher waiting list you would remain on
that list until you come to the top.

| don’t think it's fair'tha
built in 2003 should get
energy efficient home in Sa

an 7 that was built in 2010.

The proposed utility allowance schedule is based on year
built. Anything built after 1996 would have the same utility
allowance based on the average consumption of units built
from 1996-2010.

| read about THA'’s plan to have a special program for those
coming out of incarceration and psychiatric facilities and |
don’t want them to come live in Salishan.

THA has stated that this is something it would consider in
the future. We do not know how a program of that type
would be administered at this time.
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MTW ANNUAL PLAN:

PUBLIC COMMENTS

Comment

THA Response

I think the rent policies will negatively impact people on
disability payments.

THA has an e impacts of its rent reform activities

disabili

and there

inimal impact on households with

| think these policies should apply to people who are able to
work, not people with disabilities.

be able

ple with disabilities will
ave the housing authority
a household is negatively impacted they may
uest a hardship exception.
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APPENDIX Il: CAPITAL FUND DOCUMENTS

o
N
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APPENDIX Ill: Local Asset Management Program

Background and Introduction

The First Amendment to the Amended and Restated Moving to Work Agreement
authorizes Tacoma Housing Authority (THA) to design and implement a Local Asset
Management Program (LAMP) for its Public Housing Program and describe this
program in its Annual MTW Implementation Plan. The term “Public Housing Program”
means the operation of properties owned or units in mixed-income communities
subsidized under Section 9 of the U.S. Housing Act of 1937, as amended (1937 Act”)
by the Agency that are required by the 1937 Act to be subject to a public housing
declaration of trust in favor of HUD. The Agency’s LAMP shall include a description of
how it is implementing project-based property management, budgeting, accounting, and
financial management and any deviations from HUD’s asset management
requirements. Further, the plan describes its cost accounting plan as part of its LAMP,
and in doing so it covers the method for accounting for direct and indirect costs for the
Section 8 Program as well.

The plan described herein is consistent with how the agency currently operates. Since
2007, THA has operated using project-based budgeting with on-site administrative and
maintenance personnel responsible for the majority of the tasks associated with
managing the properties. Where the plan deviates from THA'’s current methods is in the
introduction of a new cost approach. This cost approach eliminates all current
allocations and books all indirect revenues and expenses to a Program Support Center
and then charges fees to the programs and properties.

Guiding Principles

The City of Tacoma established the Tacoma Housing Authority under State of
Washington enabling legislation in 1940 through resolution. The resolution states that
the City formed the Housing Authority to address a “shortage of safe and sanitary
dwelling accommodations in the City of Tacoma, Washington available to persons of
low-income at rentals they can afford.”

Since then, THA has strived to meet the ever-increasing demands for low-income
housing in the Tacoma area. With acceptance into the Moving to Work (MTW) program
in 2010, THA took on three additional statutory objectives that further define the
Agency’s role on both a local and a national scale. THA is required to keep these
objectives in mind through the development of each activity related to MTW, including
the development of the LAMP. The three statutory objectives are: 1) reduce cost and
achieve greater cost effectiveness in Federal expenditures; 2) give incentives to families
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with children whose heads of household are either working, seeking work, or are
participating in job training, educational or other programs that assist in obtaining
employment and becoming economically self sufficient; and 3) increase housing
choices for low-income families [Section 204(a) of the 1996 Appropriations Act].

Description of Asset-Based Operations

Overview of Organizational Structure

THA's Real Estate Management and Housing Services (REMHS) Department is
responsible for the day-to-day operations of THA’'s portfolio and the Finance and
Administration Department is responsible for strategic planning and compliance. The
chart below shows this relationship and the positions responsible for these management
functions.

Finance and Real Estate Management
Administration And Housing Services
Director Director
Asset and
Compliance Portfolio
Manager Manager
.................................................... DENODW
Long-Tarm
] A : Management of
Stratagic Objectives  : Propertias

And Compliance

Figure 1: Organizational Structure

Conventional AMP Management at THA

Each AMP consists of one to three properties, which add up to an average of 100 units
per AMP. A Portfolio Manager oversees all of THA’'s managed properties, including
Public Housing, Local Fund, and Tax Credit Properties. At each of THA's properties
other than the six properties included in the Salishan Tax Credit Portfolio, a Site
Manager oversees the management of each AMP. Reporting to the Site Manager are
one or two Site Assistants and various maintenance personnel. This structure enables
THA to operate each of its AMPs in compliance with HUD’s Asset Management model.
The chart below shows this structure.
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Portfolio Manager

AMP Site
Manager

Site Assistantis) Mairtenance

Figure 2: Conventional AMP Management

Salishan Portfolio
STRUCTURE

Salishan is a conglomerate of seven different Tax Credit developments, each consisting
of ninety units and all located in a single 188-acre property. When phase seven is
complete in early 2011, there will be 630 units in Salishan. One Property Manager
oversees the entire Salishan portfolio. Three Site Managers, three assistants and
several maintenance personnel report to the Property Manager. Each position has
distinct roles that they are responsible for, from purchasing and work orders to
compliance and site walks. The accounting specialist position, which traditionally
resides at the main office, is located at Salishan to reduce issues in communication and
interpretation of Finance policy and procedure. The chart below shows this structure.

Portfolio Manager I

Property
Manager

Leas-ups Orders Violations Compliance (%1 Lead /

(x2) (x1) (%2) {1 T Specialists) (x1)

Client Reviews Purchasing / Work Site Walks, Lease ‘ Maintenance

Accountant ‘

Figure 3: Salishan Portfolio Management Structure

COSTS

Whenever possible, charges will be booked directly to the Tax Credit entities, and will
not be recorded in THA'’s general ledger. As THA manages properties for its Tax Credit
partnerships, THA pays for staff and certain expenses directly related to the day to day
operations of the Tax credit partnerships. These expenses are entered into THA’s
general ledger and reimbursed by the partnerships. The end result is that these
charges will not show up in THA’s financial information. In order to track costs incurred
by THA in the management of units owned by the Tax Credit partnerships, these costs
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are all placed in the Tax Credit Program Support Center, which is described in the Cost
Approach section of this plan.

Asset and Compliance Management

While the Property Management Division oversees the day-to-day operations of the
properties, THA’s Asset Management and Compliance Division oversees the long-term
strategic objectives of the properties. Having an Asset Management and Compliance
Division enables THA to effectively plan for the future, ensure compliance with Local
and HUD regulations, and keep the agency’s strategic objectives at the forefront when
making both operational and strategic decisions. Included within the scope of this
division are the following responsibilities:

¢ Risk Management e AMP Performance Review
e Compliance (file audits, PIC, e Strategic Planning
finding resolution) e Policy Development and
e Budget Oversight Implementation
e Financial Reporting and Modeling e AMP Procurement Regulation

e Capital Needs Assessment

Project-Level Reporting

THA instituted project-based budgeting and accounting practices in 2007. In 2008, THA
Finance staff developed systems and reports to facilitate the onsite management of
budgets, expenses, rent collection and receivables, and purchasing; in 2009 the Asset
Management division developed reports and financial models to analyze all properties
at the project level.

Centralized versus Decentralized Maintenance

In accordance with HUD Asset Management guidance, THA instituted a decentralized
maintenance program in 2008. Each AMP has two to three maintenance personnel,
depending on the size and maintenance requirements of the properties in the AMP.

THA also has two Lead Maintenance Specialists, which are centralized functions. The
salaries and benefits for both of these positions are charged to the AMPs as a portion of
the Management Support Fee discussed in the Cost Approach section of this plan. The
leads are responsible for training the other Maintenance Specialists, assisting the AMPs
with unit turns and other high-demand maintenance tasks, and performing maintenance
duties that fall outside the scope of the generalists.

In the Salishan portfolio, THA contracted various vendors to turn units. The Lead
Maintenance Specialist identifies the work required for each unit turn and contacts the
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appropriate contractors to perform the work. All other maintenance work is performed
by the maintenance crew assigned to the Salishan portfolio.

THA adopted these maintenance practices in order to achieve a cost-effective balance
of centralized, decentralized, and contracted maintenance. This hybrid approach shows
THA's flexibility in finding the most effective balance of duties based on the needs of a
specific AMP.

Acquisition of Goods

THA has a decentralized purchasing model for the acquisition of goods. Sites staff use
a simple purchasing system that enables them to be able to purchase goods directly
from their pool of vendors while still enabling management staff to track spending
habits.

Acquisition of Services

While the acquisition of goods is decentralized, the agency has adopted a hybrid
approach to the acquisition of its services. Centralized duties include the oversight of
the contract needs of the sites, management of the bid process, vendor communication,
and contract compliance. The sites are responsible for scheduling work, approving
invoices, working with the centralized staff to define scopes of work, and ensuring the
work is done properly.

Strategic Asset Planning

THA’s Asset Management Committee

In 2010, THA formed an Asset Management Committee consisting of key members
from the following functional areas in the agency:. Finance, Asset Management and
Compliance, Property Management, and Real Estate Development. The committee
meets monthly. The standing agenda includes reviewing operational costs at each site,
investigating large cost variances between the AMPs, analyzing property performance
metrics, and comparing cost data and operational data to industry standards. THA also
uses financial models to compare our metrics to properties managed by private firms.
The committee also considers any policy changes having a potential impact on the
operation of its properties and decisions regarding property acquisition and disposition.
Some examples of policy changes discussed here include adoption of a smoke-free
policy and changes to THA'’s current rent policy and occupancy standards.

The overall purpose of the committee is to ensure that THA makes decisions in a way
that fosters appropriate communication between the major functional areas concerned
with Asset Management and address related issues and concerns from a holistic
perspective.
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The cost approach developed by THA as described in the next section of this LAMP will
allow this committee and others in the agency to make informed decisions concerning
the agency’s portfolio. The cost approach will clearly show which areas of the agency
cost the most to run and which provide the most value to the mission of the agency.

Cost Approach

THA'’s proposed cost approach is to charge all direct costs related to day to day
operations to the specific project or program fund and to charge all indirect costs to a
central fund (see “Program Support Center” below). Community Service expenses that
benefit THA’s Affordable Housing properties will be charged to a Community Services
Fund. The PSC and Community Service Fund would then earn fees that it charges to
the programs they support. . For purposes of this Cost Approach, the term project
refers to any property or AMP that THA manages and the term program refers to the
Rental Assistance programs administered by THA.

THA developed this approach for the following reasons:

1. It allows the agency to easily see the costs directly related to the day to day
operations of a project or program and determine whether the management of
that cost center can support itself. Staff managing the programs and properties
will be able to easily discern all related administrative, shared, and Community
Services costs. Managers will hold negotiations if costs are determined
unreasonable or if the AMP or program cannot support the proposed fees.

2. One of the goals of the MTW program is to increase administrative efficiency. By
charging these costs out as a fee, it will be easier in the future to identify the
administrative efficiencies at the program/project level and the indirect costs that
support them. In the area of Community Services, it is the intent of the agency
to increase the services offered in order to promote Self Sufficiency during the
period of the demonstration program. This process easily allows the agency to
see the effect of the demonstration program on the Community Services area by
running comparative financial statements.

Activity Areas

THA will create three separate activity areas in order to track what it costs the agency to
support different types of activities in which the agency engages. The three activity
areas are:

e Conventional Affordable Housing (MTW)
e Tax Credit Management (MTW)
e Business Activities (Non-MTW)
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THA decided to separate MTW activities into Conventional Affordable Housing and Tax
Credit Management in order to tell how much it costs to manage its Tax Credit Portfolio
versus its other affordable housing programs, including Public Housing and Local Fund
Properties. THA will consider any other activities as Non-MTW and the revenues and
expenses fall under the Business Activity area.

Program Support Center

Each of the three activity areas (Business Activities, CAH Activities and Tax Credit
Activities) will have a Program Support Center (PSC). This is the equivalent of the
Central Office Cost Center (COCC) under the HUD Asset Management model and it
contains all of the programmatic support costs related to each of the three activity
areas. The expenses will be split out to one of the three support centers based on unit
equivalency and where the project or program resides to more clearly identify where
administrative expenses fall and measure either the profitability or cost to each of the
identified areas.

Table 12 at the end of this plan indicates the breakdown of how the administrative cost
portion of the PSC will be charged out.

Direct Costs

Any costs that directly and wholly support a particular project or program will be charged
as Direct Costs to the respective project or program. The following chart outlines which
costs are considered Direct Costs.

Program Area Cost Type Comments
Property Personnel Costs
Management .
Office Rent
Insurance Includes property and liability insurance
directly related to the AMP
Program Support Fees Administrative Support Fee, Management
Support Fee, Community Services Support
Fee
Administrative Costs Includes postage, legal, office supplies,

training and travel, mileage, professional
services, and eviction costs

Maintenance Costs Includes materials, maintenance personnel
costs, and contracts

Utilities

Security

Relocation due to
Reasonable
Accommodation

Collection Loss

PILOT

Debt Service Payments

Tacoma Housing Authority MTW Plan (October 15, 2010) - Page 78



Program Area Cost Type Comments

Audit Costs

Rental Assistance Personnel Costs

Office Rent

Insurance

Program Support Fees Administrative Support Fee, Management
Support Fee, Community Services Support
Fee

HAP Expenses

Audit Costs

Administrative Costs Includes postage, legal, office supplies,
training and travel, mileage, professional
services, and eviction costs

Table 1: Direct Costs

Indirect Costs (Program Support Fees)

Any indirect costs incurred by THA in support of its projects and programs will be
incurred by the Program Support Center or the Community Services Fund and charged
out to the projects and programs in the form of a fee. The three fees are:

e Administrative Support Fee
e Management Support Fee
e Community Services Support Fee

Administrative Support Fee

The Administrative Support Fee will cover the costs of the services provided by the
following:

e Executive Department e Human Resources Department
e Finance and Accounting e Real Estate Management and
e Information Technology Housing Services Director
e Purchasing e Real Estate Development
e Asset Management (not including Director

Compliance)

There will be two separate rates, one for Rental Assistance programs and one for
managed housing units. The fee charged to Rental Assistance will be charged to all
Rental Assistance Baseline units (Section 8, FUP, VASH, etc), except for TBRA, and
the fee charged to Property Management will be charged to all managed housing units,
regardless of occupancy status. The following chart shows how these fees are derived.
Note that THA uses the rates as determined by HUD (Management Fee, Bookkeeping
Fee, and Asset Management Fee) to compare the performance of the cost centers to
the HUD model.

Tacoma Housing Authority MTW Plan (October 15, 2010) - Page 79



Administrative Support Fee
Components

Rental Property

Fee Assistance  Management
HUD-Prescribed Management Fee $12.00 $44.24
HUD-Prescribed Bookkeeping Fee $7.50 $7.50
HUD-Prescribed Asset Management Fee $0.00 $10.00
IT Fee (IT portion of Operating Subsidy) $0.50 $2.00
Total Fee: $20.00 $63.74

Table 2: Administrative Support Fee Components

For THA's tax credit properties, the agency receives management fees per the entity’s
operating agreement. THA will use any available excess operating subsidy remaining in
the Tax Credit AMP (AMPs 7-15) to cover deficits in the Tax Credit PSC.

The chart below shows the fees distributed across the three activity areas.

Administrative Support Fee
Support Fee by Project / Program
Units Per Unit Total Fee
Activity Area (Program Type) Supported Fee (Monthly)
CAH (MTW)
Rental Assistance 3,543 $20.00 $70,860
Property Management 800 $63.74 $50,991
Tax Credit (MTW)
Tax Credit Portion: Hillside Terrace (by agreement) 62 $30.00 $1,860
Tax Credit Portion: Salishan (by agreement) 540 $42.00 $22,680
AMP Portion (Salishan) 290 $21.74 $6,304
Business Activities (Non-MTW)
Rental Assistance 191 $20.00 $3,820
Property Management 10 $63.74 $637
Totals: $157,152

Table 3: Administrative Support Fee by Project / Program
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Management Support Fee

The Management Support Fee will cover the costs of the services provided by the
following centralized functions:

e Portfolio Manager e Compliance Staff

e Operations Coordinator e Leasing Staff
The fee is determined by taking the total amount budgeted for the staff in each category
and charging it out on a per-unit-month (PUM) basis. The chart below shows how the
fee is distributed across the three activity areas:

Management Support Fee Summary
Portfolio Operations Total Fee
Activity Area Management Coordinator Compliance Leasing (Monthly)
CAH (MTW) $6,283 $4,443 $5,390 $12,649 $28,765
Tax Credit (MTW) $2,549 $1,643 $1,994 $3,677 $9,862
Business Activities (Non-MTW) $85 $164 $200 $0 $449
Totals (PUM): $8,917 $6,250 $7,583 $16,326 $39,076

Table 4: Management Support Fee Summary

Community Services Support Fee

Costs for Community Service activities will be charged against a grant whenever
possible. Additionally, it is the intention to provide services to the Affordable Housing
clients we serve in both THA’s managed units and the HCV Program. THA chose to set
up a Community Services Fund to track expenses and to charge the properties a fee
rather than insert the costs directly into the activity or project it supports. By doing this,
it will force the agency to determine the level of Community Services it will provide to its
clients, and help the projects to understand their costs based on the amount of their fee.
If the fee charged is not sufficient to cover the anticipated Community services level,
then Community Services must either negotiate with the program areas to increase its
fees or reduce its level of service.

The Community Services Support Fee has three components: the Elderly/Disabled
Program Fee, the Family Investment Center (FIC) Fee, and the Community Service
Fee. The Elderly/Disabled Program Fee is a fee charged to all AMPs with elderly and
disabled properties based on the number of elderly and disabled units with the AMP.
This fee is used to cover the costs of the Elderly/Disabled program that is paid to the
AMPs through Operating Subsidy. The FIC Fee is used to support the building costs for
all of the Community Services support staff located at the Family Investment Center.
The Community Service Fee component covers costs incurred by the Community
Services Department that are not paid for by any other grants or funding sources and
benefits THA’s Affordable Housing clients.
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Community Services supports Rental Assistance through FSS and other support
functions; however, the support of the Property Management units is more intensive.
Thus there will be separate rates for Rental Assistance programs and managed housing
units. The fee charged to Rental Assistance will be charged to all Housing Choice
Voucher Baseline units, and the fee charged to Property Management will be charged
to all managed MTW housing units, regardless of occupancy status

The chart below shows the components of this fee and the amount associated with
each and the following chart shows how the fee is distributed across the three activity
areas.

Community Services
Support Fee Components
(Per Unit Month)
Rental Property
Fee Assistance Management  Comments
Elderly Disabled Program Fee $0.00 $15.11  Only applies to Senior/Disabled Properties
Family Investment Center Fee $6.85 $27.42  Office space for staff located in the Family Investment Center (FIC)
Community Service Fee $1.25 $5.00
Total Fee for Eld/Dis Props: $8.10 $47.53
Total Fee for All Other Props/Programs $8.10 $32.42

Table 5: Community Services Support Fee Components

Community Service Support Fee
Monthly Fee by Activity Area

Activity Area FIC Elderly Svcs CSFee Total Fee
CAH (MTW) $3,586 $5,353 $7,849 $16,768
Tax Credit (MTW) $747 $0 $1,635 $2,382
Business Activities (Non-MTW) $0 $0 $0 $0

Totals (Monthly): $4,333 $5,333 $9,596 $19,150

Table 6: Community Services Support Fee by Project / Program
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Summary

The diagram below summarizes how THA'’s costs will be distributed and tracked by
activity area and how the Program Support Centers will earn fees charged to the
programs.

Tacoma Housing
Authority
Comventional Tax Credit Business
Affordable Pragram Pctivities Program
Housing Program Support Center Support Cenler
Support Center
Fess Ch P ram Fens Charged to Tax Credit Program Fees Changed to PropartisaPrograms

Adminissraiive Support Fae

Maragement Suppart Fee

Communily Sardoss Suppart
Fea

Adminisraca Support Fea

Management Support Fee

Community Serdces Suppart
Fea

Administrative Support Fea

Management Support Fes

Cammunily Sarvices Suppert
Fag

1
Y Y Y Y
Rental AMPs and . Mon-MTW
Assistance Local Fund TPa:-c Crmd't MFE:rkEt::ﬂte Voucher
Programs Froperties rogram bperies Programs
A A A + '
Qe Caosts Direcs Costs Dirast Cosss Diract Ciosls Dirast Cosss

Figure 4: Program Summary Chart

Cost Centers

Property Management

Property Management uses of funds includes the Direct Costs and Program Support
Fees for all of the properties managed by THA. The Property Management sources of
funds includes Capital Fund, Tenant Revenue, Operating Subsidy, and Other Revenue.

Rental Assistance

Rental Assistance uses of funds includes the Direct Costs and Program Support Fees
for all of the voucher programs managed by THA’s Rental Assistance Division. These
programs include Housing Choice Voucher (HCV), TBRA, SRO/SCO, Project-Based
Vouchers, FUP, VASH, and HUD FSS. The sources for Rental Assistance primarily
include HAP Revenue and the Administrative Fees paid to the agency by HUD.
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In addition to the fees Rental Assistance pays to the Program Support Center, there are
other fees paid and earned in this area. All direct costs for all of the Rental Assistance
programs will be recorded in our main Section 8 HCV fund in the MTW program. A fee
will then be charged to our SRO and non MTW Section 8 programs based on unit
equivalencies. This fee will be income earned by the MTW Section 8 HCV program for
reimbursement of the expenses incurred by them. The chart below shows the
equivalencies used.

Rental Assistance Unit Equivalencies

CAH (MTW) Units Supported Percentage
Section 8 3543 94.63%

Non-MTW Units Supported Percentage
TBRA 10 0.27%
SRO 81 2.16%
FUP 50 1.34%

VASH 60 1.60%
Table 7: Rental Assistance Unit Equivalencies

Community Services

The revenue earned from all Community Service grants will be recorded in the activity
area where it is allowed: any revenue from Federal, State, or Local grants will be
recorded in Business Activities (Non-MTW) and all other revenue will be recorded in
Conventional Affordable Housing (MTW). Staff positions and direct expenses funded in
whole or in part by Federal, State or Local funds will be charged against the specific
grant in Business Activities (Non-MTW). Any expenses for the Community Service
department that support THA'’s Affordable Housing mission and are not reimbursed by a
funding source will be charged to the Conventional Affordable Housing (MTW) Program
Support Center.

Development

THA defines development activities to include modernization of the current portfolio,
investigation and design of new affordable and market-rate development opportunities,
and administration of the Capital Fund Grant. THA also acts as its own developer in
building of affordable housing, and plans on expanding this role in the near future.
THA'’s approach to these activities is to charge any activities related to the current stock
of affordable housing or activities funded by the Capital Fund to one of the two MTW
activity areas. Any time that THA earns a developer fee as a developer, or performs
tasks as either a Public Development Entity (PDE) or a Community Development
Authority (CDA), all revenues and expenses will be considered Business Activities
(Non-MTW). Based on historic and projected activities, the agency estimates that
Development activities make up 10% of the agency support. This figure will be
reevaluated annually based on the projects in the pipeline, the funding available to
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support the activities, and current staffing levels. No sources or uses are projected for
new development activities in this year’s plan, but if opportunities arise, THA intends to
use its MTW flexibility for development and rehab of affordable housing units.

Other Considerations

Personnel

Personnel costs are broken out a number of different ways, depending on which
program(s) the staff support, where the funding for the positions comes from, and what
the function of each position is.

Rent

THA’'s main office houses the agency’s administrative support staff, the Rental
Assistance Division and the Real Estate Development Department. All areas not
considered administrative support pay rent for the space used in the main office. The
amount of rent charged to each area is determined by the number of square feet
occupied in the main office. The per square foot charged to each area is determined by
adding up all of the costs to operate the main office and dividing by the total occupied
square feet. For FY2011, each area will be charged $20.87 per square foot per year to
occupy the main office. The following chart gives the breakdown of these charges.

Annual Rent Paid by Program for Main Office Space
($20.87 / Sq Ft)
Sq. Ftat CAH Activity Tax Credit Business Activity
Area Main Office (MTW) Activity (MTW) (Non-MTW) TOTALS
Rental Assistance 4,307 $85,033 $0 $4,854 $89,887
Real Estate Development 2,483 $6,737 $7,255 $37,829 $51,820
Total 6,790 $91,770 57,255 542,683 $141,707

Table 8: Annual Rent Paid by Program for Main Office Space

All rental revenue and the expense to operate the main office reside in the Business
Activity (Non-MTW) Program Support Center (PSC). The chart on the next page gives
the cost details used to determine rent amounts for FY2011.
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Rent
Business Activities (Non-MTW)
Program Support Center

Income FY2011 Budget
Rental Income $141,707.30
Total Income $141,707.30

Expenses
Depreciation $113,295.27
Maintenance Salaries $25,000.00
Maintenance Benefits $7,500.00
Maintenance Contracts $65,000.00
Maintenance Materials $9,200.00
Other Maint Costs $10,000.00
Utilities $33,700.00
Security $10,000.00
Property Insurance $2,800.00
Total Expenses $276,495.27
Net Income (Loss) ($134,787.97)

Table 9: Rental Income and Building Expenses

Since the expenses relate to both the administrative staff that reside within the main
office building and the areas identified above that pay rent to the PSC, there will always
be a loss in the Business Activities PSC. This loss will be covered by charging it out
against the Program Support Centers based on unit allocation. Based on the figures in
the Rental Income and Building Expenses chart above, the charge will be figured as
follows:

Allocation of Rental Income Deficit
Total Units (All Rental Assistance and Property Management Programs): 2,280

Total Loss: $134,788

Rent Charged per Unit Month(Loss/Units): | $4.93

Table 10: Allocation of Rental Income Deficit
Differences — HUD Asset Management vs. THA Local Asset Management

THA is required to describe any differences between the Local Asset Management
Program and HUD’s asset management requirements in its Annual MTW Plan in order
to facilitate the recording of actual property costs and submission of such cost
information to HUD:

1. THA decided not to use the standard Fee for Service as prescribed by HUD.
THA's LAMP is much broader and includes local housing and other activities not
found in traditional HUD programs. In addition, the fee structure deviation will
allow THA to recognize its deficit areas and devise new methods for covering the
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overhead. Under this new structure, the Program Support Center will earn three
separate fees from the programs and properties, a blended Administrative
Support Fee, a Management Support Fee, and a Community Services Support
Fee. The intention of expanding these fees is to allow the managers of our
AMP’s | Rental Assistance, and other direct program areas to determine how
these areas are doing by looking at the direct costs under their control and easily
identify the fees that are inserted into their area for administration or indirect
costs. It also allows the agency to determine the profitability of the different
support areas and see what changes may be needed in the administration of
each of those areas.

2. Under this plan, THA renamed its Central Office Cost Center (COCC) to the
Program Support Center (PSC) and split it into the three different activity areas.
In addition, the PSC will track the program management salaries that cannot be
directly attributed to a specific project or program, and therefore would be
allocated, The fees will be received in the PSC where the costs that would have
been allocated out reside.

3. HUD’s rules limit the transfer of cash flow between projects, programs, and
business activities. THA intends to use its MTW resources and regulatory
flexibility to move its funds and project cash flow among projects that support
affordable housing without limitation and to ensure that agency operations best
meet THA'’s mission and serve the agency’s low-income clientele.

4. In determining the units to use for the basis of the fee, THA chose to use total
units, regardless of occupancy status. This differs from the HUD Asset
Management model where Housing Authorities are only allowed to charge
management and bookkeeping fees for occupied units in each AMP. THA chose
to deviate from the rule for two reasons: 1) THA believes that charging a fee to
an AMP for an unoccupied unit will serve as an incentive to the staff to get the
unit leased because the AMP is paying a fee on a unit that is not receiving any
revenue; and 2) doing so will allow both the AMPs and the administrative staff to
budget on a known fee amount, along with covering overhead incurred by the
agency whether a unit is leased or not.

5. Under the HUD Asset Management Model the COCC financial information is
reported as Business Activities. In THA's LAMP, each activity area has its own
Program Support Center (PSC), which is the equivalent of the COCC, and the
PSC'’s that support MTW will follow the MTW Demonstration Program and the
Business Activities PSC will fall under the Business Activities COCC on the FDS.

6. In THA’'s LAMP, the Local Fund properties that support Affordable Housing fall
under the MTW Demonstration Program. However, the financial information
related to these properties will continue to be reported under Business Activities
on the FDS.
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Charts

Unit Equivalencies

All Properties

All REMHS Units

All REMHS Units (w/o Counting S8 Tax Credit Units Twice)

Units Units Unit Factored Units Unit Factored
CAH (MTW) Supported  Percentage CAH (MTW) Supported Factor Units Percentage CAH (MTW) Supported Factor Units Percentage
AMP1 160 11.82% Section 8 3543 0.25 885.75 38.68% Section 8 3543 0.15 531 36.57%
AMP2 152 11.23% AMP1 160 1 160 6.99% AMP1 160 1 160 11.02%
AMP3 144 10.64% AMP2 152 1 152 6.64% AMP2 152 1 152 10.47%
AMP4 104 7.68% AMP3 144 1 144 6.29% AMP3 144 1 144 9.92%
AMP6 34 2.51% AMP4 104 1 104 4.54% AMP4 104 1 104 7.16%
Wedgewood 0 0.00% AMP6 34 1 34 1.48% AMP6 34 1 34 2.34%
Stewart Court 58 4.28% Wedgewood 0 1 0 0.00% Wedgewood 0 1 0 0.00%
Salishan 7 90 6.65% Stewart Court 58 1 58 2.53% Stewart Court 0 1 0 0.00%
54.80% Salishan 7 90 1 90 3.93% Salishan 7 0 1 0 0.00%
71.08% 77.48%
Units Units Unit Factored Units Unit Factored
Tax Credit (MTW) Supported Percentage Tax Credit (MTW) Supported Factor Units Percentage Tax Credit (MTW) Supported Factor Units Percentage
Tax Credit Tax Credit Tax Credit
Properties 602 44.46% Properties 602 1 602 26.29% Properties 327 1 327 22.52%
44.46% 26.29% 22.52%
Units Units Unit Factored
Non-MTW Supported  Percentage Non-MTW Supported Factor Units Percentage 1,452 100.00%
9 Homes 9 0.66% TBRA 10 0.25 25 0.11%
North Shirley 1 0.07% SRO 81 0.25 20.25 0.88%
0.74% FUP 50 0.25 125 0.55%
1,354 100.00% VASH 60 0.25 15 0.66%
9 Homes 9 1 9 0.39%
North Shirley 1 1 1 0.04%
2.63%
2,290 100.00%

Table 11: Unit Equivalency Charts
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Program Support Center Allocation Detail

Program Support Center Unit Equivalencies

Business Activities

CAH (MTW)  TaxCredit (MTW)  (Non-MTW) Unit
Cost Center Funding Source Unit Equiv. Unit Equiv. Equiv. Total Units
Rental Assistance Mod Rehab SR0003 30 30
Mod Rehab SC0002 10 10
Mod Rehab SR0002 41 41
Section 8 Vouchers 3,543 3,543
HUD FSS Grant N/A 0
TBRA 10 10
FUP Vouchers 50 50
VASH Vouchers 60 60
Property N Shirley 1
Management:  Local Alaska 9 Homes 9
Fund Units Local Fund - Stewart Court 58 58
Wedgewood - 50 Units managed UMS* X 0
Salishan 7 90 90
Property AMP1-K.G&M 160 160
Management: - Public  app 2 - 6th Wright, Fawcett 152 152
Housing AMPs AMP 3, Dixon, BT, Lawrence 144 144
AMP 4, Old HT 104 104
AMP 6 - Scattered Sites 34 34
Property Hillside Terrace 21 21
Management:  Tax \jjgige Terrace 2 25 25
Credit Partnerships Hillside Terrace 1500 Blk 16 16
Salishan 1 90 90
Salishan 2 90 90
Salishan 3 90 90
Salishan 4 90 90
Salishan 5 90 90
Salishan 6 90 90
Total Units 4,285 602 211 5,098
Development THA as Developer - 30% 170 170
Salishan Area 3 For Sale Lots - 5% 28 28
Development Opportunities - Affordable
Housing - 12.5% 71 71
Development Opportunities -
Market/Community - 12.5% 71 71
CFP Grants -40% 226 226
Unit Equivalents 297 0 269 566
Total Units/Unit Equivalents - 10% of Units 4,582 602 480 5,664
Program Support Center Equivalencies (% of All Units) 80.90% 10.63% 8.47% 100%

* Note that Wedgewood is managed by a third party, therefore the units are not factored into any of the accounting in THA's cost approach.

Table 12: Program Support Center Allocation Detail
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TACOMA HOUSING AUTHORITY

RESOLUTION 2010-10-27 (2)

DATE: October 27, 2010

TO: Board of Commissioners

FROM: Michael Mirra, Executive Director

RE: Amendment to THA Voucher Administrative Plan - Occupancy Subsidy
Standards

Background

Staff proposes to revise the THA’s Administrative Plan for the Housing Choice Voucher
program. This revision would changes the number of bedrooms that a tenant based voucher will
pay for. This change will decrease the occupancy standard from, in general, one bedroom for
each person in a household (other than a couple) to two people per bedroom. This is the change
that we have been discussing with the Board for several months. | attach another copy of my
June 23, 2010 memo to the Board. The Board heard further detail at its October 15" study
session. The specific changes in the language of the Administrative Plan are attached.

Staff hosted held two well-attended public hearings about this proposal in which voucher
holders and landlords offered comments. Staff also consulted with representatives of VVoucher
landlords and an attorney with Northwest Justice Project. We also received written comment. |
attach a recap of those comments and THA’s responses.

Here is a summary:
1. Reasons for Changing the Occupancy Standard
We propose this change for two key reasons:

First, the new standard will more accurately reflect the occupancy standards in the
private market and it will encourage residents to become more self-sufficiency.

Second, the change will reduce the cost of the program. We need to do this for two
reasons. (i) The savings will preserve our present level of service to THA’s customers. The
board will remember that we had a $250,000 budget shortfall this year and project a $750,000
budget shortfall for next year. This change by itself will cover this year’s shortfall and save
$500,000 next year. Once it is fully implemented after three years it will save $750,000 per year.
With other policy changes that we are proposing to the Board as part of the MTW initiatives
(discussed in the Resolution 2010-10-27(1)), THA will save enough money to cover those
shortfalls. Otherwise, we will lose another 6-8 positions, on top of the 9 positions we lost this
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current year with our 10% budget cut. (ii) Once all the changes take full effect over three years,
the savings will allow us to increase the number of vouchers we issue.
2. Changes in Number of Bedrooms

In general, our present policy allowed one bedroom per person (couples get one
bedroom). Our proposed policy will allow one bedroom per two persons, with exceptions for
people whose disabilities require a separate bedroom.

&
Number of Persons in Number of Bedrooms the Number of Bedrooms
Household Voucher Will Pay For the Voucher Will Pay
Under Existing Policy For Under Proposed
Policy
1 1 1
2 1-2 1
3 2-3 2
4 24 2
3 3-5 3
6 3-6 3
[THA will allow exceptions as a reasonable accommodation to disabilities.

This change would not affect households in project-based voucher developments.
3. Affect on Households

. This change will affect about one-third of THA’s voucher households. The
change will reduce the value of their voucher by an average of $200 per month.

. Approximately 400 of those households will be single parents.

. Approximately 200 of those households will be households with children of the
opposite sex.

4, Timing of Change
This change will take affect at the earlier of the following events:

. when the family moves to a new home
. the second annual recertification after November 1%,

This means that a family that remains in place will have at least one year and up to two
years before the change affects the value of its voucher. The average time period for these
families will be 18 months.
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5. Household Choices

A family affected by this change will have three choices:

. stay in the same apartment or home and pay the extra from its own pocket.

. move to another place with the same number of bedrooms but at a lower rent

. move to another place with one fewer bedroom and pay the same amount that it
used to pay

THA does not propose to tell a family what choice to make among these options or what
sleeping arrangements to make if it must make do with one fewer bedroom. More than one
person can share a bedroom. A family may use the living room for sleeping. These are choices
common to families in the private rental market.

Recommendation

Approve Resolution 2010-10-27 (2) authorizing THA to amend Chapter 6 of the Administrative
Plan as it relates to occupancy standards.
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TACOMA HOUSING AUTHORITY

RESOLUTION 2010-10-27 (2)

WHEREAS, Tacoma Housing Authority (THA) provided housing services to Housing Choice
Voucher and Public Housing participants who discontinued housing assistance with debt owing
to THA.

WHEREAS, each individual included in this tenant account write off has been notified of their
debt and given the opportunity to pay prior to this resolution.

Resolved by the Board of Commissioners of the Housing Authority of the City Of Tacoma,
Washington, that:

1. The Board authorizes THA staff to amend Chapter 6 of the Administrative Plan as
indicated on the attachment adopting new occupancy standards for the Housing
Choice Voucher Program.

Approved:  October 27, 2010

Dr. Arthur Banks, Chairman
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PROPOSED CHANGES TO THA ADMINISTRATIVE PLAN FOR THE HOUSING
VOUCHER PROGRAM

Below is the policy revision under consideration (Language that has been added to the policy is
in blue. Language that will be removed is indicated by a strikethrough):

Tacoma Housing Authority
Subsidy Standards
Section 8 Administrative Plan

6.0 Assignment of Bedroom Sizes (subsidy Standards)

TENANT BASED VOUCHERS

THA will issue a voucher for a particular bedroom size B-the-bedroom-size is a factor in determining the
family’s level of assistance. The following guidelines will determine each family’s unit size without
overcrowding or over-housing for tenant-based voucher units:

Family Size Voucher Size

1
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In determining voucher size, THA will include the presence of children to be born to a pregnant woman,
children who are in the process of being adopted, children whose custody is being obtained, children who
are temporarily away at school or temporarily in foster-care.

The family unit size will be determined by THA in accordance with the above guidelines and will
determine the maximum rent subsidy for the family; however, the family may select a unit that may be
larger or smaller than the family unit size. If the family selects a smaller unit, the payment standard for the
smaller size will be used to calculate the subsidy. However the unit must be large enough to
accommodate no more than two people per living/sleeping room. If the family selects a larger size, the
payment standard for the family unit size will determine the maximum subsidy.

Exceptions to these standards will be made in the following cases:

e Live-in aides will be allocated a separate bedroom.

e Single person families will be allocated one bedroom.

e Need for an additional bedroom for medical equipment

e A need for a separate bedroom for reasons related to a family member’s disability,
medical or health condition

o Certified foster care providers will be assigned enough bedrooms to remain in
compliance with Washington State law.

The family must request any exception to the subsidy standards in writing. The request must explain the
need or justification for a larger family unit size, and must include appropriate documentation. Requests
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based on health-related reasons must be verified by a knowledgeable professional source, unless the
disability and the disability—related request for accommodation is readily apparent or otherwise known.

In consideration of requests for exceptions to the subsidy standards, THA will consider whether using the
living room as a sleeping room could accommodate the request.

PROJECT BASED VOUCHERS

The following guidelines will determine each family’s unit size without overcrowding or over-housing for
project-based voucher units and units purchased with a Section 8 (y) homeownership voucher prior to
November 1, 2010:

Number of Bedrooms Min. Number of Persons Max. Number of Persons
0 1 1
1 1 2
2 2 4
3 3 6
4 4 8
5 5 10

These standards are based on the assumption that each bedroom will accommodate no more than two
(2) persons. Two adults will share a bedroom unless related by blood.

In determining bedroom size, THA will include the presence of children to be born to a pregnant woman,
children who are in the process of being adopted, children whose custody is being obtained, children who
are temporarily away at school or temporarily in foster-care.

Bedroom size will also be determined using the following guidelines:

A. Children of the same sex will share a bedroom.

B. Children of the opposite sex will share a bedroom until the age of five. Children of the
opposite sex will be assigned separate bedrooms.

C. Adults and children will not be required to share a bedroom.
D. Foster adults and children will not be required to share a bedroom with family members.
E. Live-in aides will get a separate bedroom.

THA will grant exceptions to normal occupancy standards when a family requests a larger size than the
guidelines allow and documents a medical reason why the larger size is necessary. Exceptions will be
considered in accordance with the policy outlined above under tenant-based vouchers.
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