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Report on Accountability 

Thank you for the opportunity to work with you to promote accountability, integrity and 

openness in government. The State Auditor's Office takes seriously our role of providing state 

and local governments with assurance and accountability as the independent auditor of public 

accounts. In this way, we strive to help government work better, cost less, deliver higher value 

and earn greater public trust. 

Independent audits provide essential accountability and transparency for Housing Authority 

operations. This information is valuable to management, the governing body and public 

stakeholders when assessing the government's stewardship of public resources. 

The attached comprises our report on the Housing Authority's compliance and safeguarding of 

public resources. Our independent audit report describes the overall results and conclusions for 

areas we examined. We appreciate the opportunity to work with your staff and we value your 

cooperation during the audit. 

Sincerely, 

Signature Here (Please do not remove this line) 

TROY KELLEY 

STATE AUDITOR 

OLYMPIA, WA 

Insurance Building, P.O. Box 4002 1 O Olympia, Washington 98504-002 I 0 (360) 902-0370 OTDD Relay (800) 833-6388 
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AUDIT SUMMARY 

Results in brief 

In the areas we audited, Housing Authority operations complied with applicable requirements 

and provided adequate safeguarding of public resources. The Housing Authority also complied 

with state laws and regulations and its own policies and procedures in the areas we examined. 

About the audit 

This report contains the results of our independent accountability audit of the Housing Authority 

of the City of Tacoma from January I, 2015 through December 31 , 2015. 

Management is responsible for ensuring compliance and adequate safeguarding of public 

resources from fraud, loss or abuse. This includes the design, implementation and maintenance 

of internal controls relevant to these objectives . 

Our audit involved performing procedures to obtain evidence about the Housing Authority's uses 

of public resources, compliance with state laws and regulations and its own policies and 

procedures, and internal controls over such matters. 

In keeping with general auditing practices, we do not examine every transaction, activity or area. 

Instead, the areas examined were those representing the highest risk of fraud , loss, abuse, or 
noncompliance. The following areas were examined during this audit period: 

• Financial condition 

• Children's savings account program 

Washington State Auditor' s Offi ce 

• Procurement (bidding and prevailing 
wage) 

• Disbursements - general 

Page 4 
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RELATED REPORTS 

Financial 

Our opinion on the Housing Authority's financial statements and compliance with federal grant 

program requirements is provided in a separate report, which includes the Housing Authority' s 

financial statements. That report is available on our 

website, http://portal. sao.wa.gov/ReportSearch. 

Federal grant programs 

We evaluated internal controls and tested compliance with the federal program requirements, as 

applicable, for the Housing Authority's major federal program, which is listed in the Schedule of 

Findings and Questioned Costs section of the separate financial statement and single audit report. 

That report is available on our website, http: //portal.sao .wa.gov/ReportSearch . 

Washington 'State Auditor's Office Page 5 
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INFORMATION ABOUT THE HOUSING AUTHORITY 

The Housing Authority of the City of Tacoma was created in 1940 to provide safe, sanitary, 

decent and affordable housing to families and individuals with low-income, are disabled, or are 

senior citizens. The Housing Authority owns or manages 1,317 housing units, of which 843 are 

public housing. In addition, the Housing Authority manages rental assistance with U.S. 

Department of Housing and Urban Development (HUD) Section 8 Housing Choice Vouchers to 

about 4, I 00 households. In addition, the Housing Authority is the managing partner in twelve 

limited partnerships. 

A five-member Board of Commissioners, appointed by the Tacoma Mayor, governs the Housing 

Authority. The Board appoints an Executive Director to oversee the Housing Authority' s daily 

operations as well as its approximately 118 employees. Most of the Housing Authority' s funds 

come from tenant rent, administrative program fees, federal subsidies, developer fees, and public 

and private donations. For fiscal year 2015, the Housing Authority operated on a budget of $67.7 

million . 

Contact information related to this report 

Address: Housing Authority of the C ity of Tacoma 
902 SL St 
Tacoma, WA 98405 

Contact: Ken Shalik, Finance Director 

Telephone: (253)207-4425 

Website: www.tacomahousing.org 

Information current as of report publish date. 

Audit history 

You can find current and past audit reports for the Housing Authority of the City of Tacoma 
at http://porta l. sao.wa.gov/ReportSearch. 

Washington State Auditor's Office Page 6 
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ABOUT THE STATE AUDITOR'S OFFICE 

The State Auditor's Office is established in the state's Constitution and is part of the executive 

branch of state government. The State Auditor is elected by the citizens of Washington and 

serves four-year terms. 

We work with our audit clients and citizens to achieve our vision of government that works for 

citizens, by helping governments work better, cost less, deliver higher value, and earn greater 

public trust. 

In fulfilling our mission to hold state and local governments accountable for the use of public 

resources, we also hold ourselves accountable by continually improving our audit quality and 

operational efficiency and developing highly engaged and committed employees. 

As an elected agency, the State Auditor's Office has the independence necessary to objectively 

perform audits and investigations. Our audits are designed to comply with professional standards 

as well as to satisfy the requirements of federal , state, and local laws . 

Our audits look at financial information and compliance with state, federal and local laws on the 

part of all local governments, including schools, and all state agencies, including institutions of 

higher education. In addition, we conduct performance audits of state agencies and local 

governments as well as fraud , state whistleblower and citizen hotline investigations. 

The results of our work are widely distributed through a variety of reports, which are available 
on our website and through our free, electronic subscription service. 

We take our role as partners in accountability seriously, and provide training and technical 

assistance to governments, and have an extensive quality assurance program. 

Contact information for the State Auditor's Office 

Public Records requests PublicRecords@sao.wa.gov 

Main telephone (360) 902-0370 

Toll-free Citizen Hotline (866) 902-3900 

Website www.sao.wa.gov 

Washington State Auditor's Office Page 7 
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Government that works for citizens 

Exit Conference: Tacoma Housing Authority 

About our Office 

The Washington State Auditor's Office ' s vision is government that works for 

citizens. Our goal is for government that works better, costs less and earns 

greater public trust. 

The purpose of this meeting is to share our audit results and draft reporting. 

We value and appreciate your participation. 

Audit Scope 

We performed the following audits for your Tacoma Housing Authority: 

• Accountability audit for 2015 See draft report 

• Financial statement audit for 2015 See published report 

• Federal grant compliance audit for 2015 See published report 

Financial Statement required communications 

In relation to our report, we would like to bring to your attention: 

• There were no uncorrected misstatements in the audited financial 

statements. 

• There were no material misstatements m the financial statements 

corrected by management during the audit. 



Recommendations not included in the Audit Reports 

Exit Items 

We have provided exit recommendations for management's consideration. Exit items address control 
deficiencies or non-compliance with laws or regulation that have an insignificant or immaterial effect on the 
entity, or errors with an immaterial effect on the financial statements. Exit items are not referenced in the 
audit report. 

Concluding Comments 

Report Publication 

Audit reports are published on our website and distributed via e-mail in an electronic .pdf file . We also offer 

a subscription service that allows you to be notified by email when audit reports are released or posted to our 

website. You can sign up for this convenient service at: https://portal.sao. wa.gov/saoportal/Login.aspx 

Audit Cost 

At the entrance conference, we estimated the cost of the audit to be $63,300 based on a budget of 720 hours. 
Actual audit costs will be approximately $59,800 as our single audit budget was reduced by 30 hours. In 
addition, other audit efficiencies reduced the financial and accountability audit budgets by approximately 35 
hours. The current billing rate is $93.00. 

Audit Survey 

When your report is released you will receive an audit survey from us. We value your opinions on our audit 

services and hope you provide feedback. 

Your Next Scheduled Audit 

Your next audit is scheduled to be conducted in 2017 and will cover the following general areas: 

• Accountability for Public Resources 
• Financial Statement 
• Federal Programs 

The estimated cost for the next audit based on current rates is $67,000 plus travel expenses. This is a budget 

of 720 hours at the 2017 rate of $93.00 per hour. This preliminary estimate is provided as a budgeting tool 

and not a guarantee of final cost. 
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I OPERATING RECEIPTS 

Tenant Revenue - Dwelling rent 

; Tenant Revenue - Other 
I 

HUD arant - Section 8 HAP reimburseme 

i HUD grant - Section 8 Admin fee earned 
: HUD arant - Public Housina subsidv 

i HUD arant - Communitv Services 

! HUD i:1rant - Capital Fund Operatina RevE 

' Manaaement Fee Income 

Other Government arants 

Investment income 

' Fraud Recoverv Income - Sec 8 

Other Revenue- Develooer Fee Income 

j Other Revenue 

' TOTAL OPERATING RECEIPTS 

'OPERA TING EXPENDITURES 

Administrative Expenses 

Administrative Salaries 

Administrative Personnel - Benefits 

Audit Fees 

; Manaaement Fees 

Rent 
. 

Advertisina . 
Information Technolonv Exn&>nses 

• Office Sunnlies 

Publications & Membershin" . 
Teleohone 

Postaae 

' Leased Eauiament & Repairs 

Office Eauioment Exn&>nsed 
• Leaal 

Local Milage 

' Staff Trainina/Out of Town travel 

Administrative Contracts 
. 

Other administrative expenses 

Due diliaence - Persn&>ctive Develooment 

Continaencv 

Total Administrative Expenses 

TACOMA HOUSING AUTHORITY 

AGENCY WIDE 

September, 2016 

CURRENTMTH YEAR TO DATE BUDGETED 

ACTUAL ACTUAL YTD 

102,713 1,728,978 1,533,776 

500 103,729 5,043 

2,613,337 24,293,011 26,474,284 

374,066 2,460,130 2,213,709 

197,813 1,797,810 1,706,996 

25,965 238,832 209,747 

82,576 412,988 1,197,338 

239,846 2,215,683 2,818,985 

2,803 158,239 203,752 

1,444 69,936 97,051 

342 11,759 18,750 

0 2,000,000 1,541,925 

343,534 2, 108,383 1,753,209 

3,984,938 37,599,478 39,774,563 

413,237 3,996,263 4,385,345 

168,059 1,540,059 1,756,941 

12,615 61,665 53,599 

164,432 1,648,943 2,089,173 

10,685 96,165 96, 150 

0 7,923 14,100 

28,737 218,532 271,310 

6,159 60,997 54,068 

1,472 31,035 33,101 

5,078 63,584 77,507 

2,254 24,560 39,960 

10,103 88,120 69,737 

1,022 81,201 77,288 

47,207 221,857 249,300 

819 7,366 8,735 

13,839 162,992 229, 134 

63,499 488,079 780,413 

4,152 93,232 82,740 

0 43,685 752,138 

0 87,750 

953,371 8,936,258 11,208,486 

Thru 12131/2016 

VARIANCE PROJECTED BUDGETED VARIANCE , 

ACTUAL 

12.73o/o 2,088,978 2,045,034 2.15o/ol 

1956.89% 105,229 127,833 -17.68o/o 

-s.24°1o 34,640,681 35,299,045 ·1.87o/o, 

11.13°/o 3,155,173 2,951,612 6.90°/01 

5.32o/o 2,397,080 2,275,994 5.32o/oi 

13.B?o/o 318,443 279,662 13.B?o/o: 

-65.51o/o 910,716 1,596,451 ·42.95o/oi 

·21.40o/o 3,154,244 3,758,647 -16.06%11 

-22.34% 203,101 271,669 -25.24o/o: 

-27.94o/o 93,248 129,401 -27.94°/oi 

·37.2go/o 15,679 25,000 -37.29°/o. 

29.71o/o 2,055,900 2,055,900 0.00%1 

20.26% 2,428,383 2,337,612 3.88%1 

-5.47% 51,566,855 53,153,860 -2.99%i 

·8.87% 5,603,351 5,847,126 ·4.17o/o 

·12.34% 2,173,412 2,342,588 ·7.22%, 

15.05% 71,465 71,465 0.00% 

·21.07°/o 2,348,591 2,785,564 -15.69%: 

0.02°/o 128,220 128,200 0.02°/o· 

·43.81o/o 10,564 18,800 ·43.81%. 

·19.45% 341,376 361,747 ·5.63%· 

12.82% 81,329 72,090 12.82%, 

·6.24°/o 41,380 44,135 -6.24%: 

·17.96% 84,779 103,342 -17.96°/o: 

·38.54% 40,247 53,280 -24.46%, 

26.36% 117,493 92,983 26.36%, 

5.06% 108,268 103,050 5.06% 

-11.01°/o 345,809 332,400 4.03% 

-15.67°/o 9,821 11,646 -15.67°/o 

·28.87°/o 237,323 305,512 ·22.32°/o 

·37.46% 900,772 1,040,550 -13.43% 

12.68% 124,309 110,320 12.68%i 

-94.19% 258,247 1,002,850 -74.25%, 

-100.00% 0 117,000 -100.00%· 

·20.270/o 13,026,755 14,944,648 -12.83% 
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Tenant Service 

Tenant Service - Salaries 

Tenant Service Personnel - Benefits 

Relocat ion Costs 

Tenant Service - Other 

Total Tenant Services 

Project Utilities 

Water 

Electricity 

Gas 

Sewer 

Total Project Utilities 

Ordinary Maintenance & Operations 

Maintenance Salaries 

Maintenance Personnel - Benefits 

Maintenance Materials 

Contract Maintenance 

Total Routine Maintenance 

General Expenses 

Protect ive Services 

Insurance 

Other General Expense 

Payment in Lieu of Truces 

Collection Loss 

Interest Expense 

Total General Expenses 

TOTAL OPERATING EXPENSES 

Nonroutine Expenditures 

Ext. MainVFac Imp/Gain/Loss Prop Sale 

Casualty Losses 

Sec 8 HAP Payments 

Total Nonroutine Expenditures 

TOTAL EXPENDITURES 

OPERATING SURPLUS/(DEFICll) 

Debt Service Princioal Pavments 

- -·r-·--- ... ..... u . .. """""'" 
Appropriations 

Reserve Appropriations - Operations 

Operations/Transfers ln/(Out) 

Surplus/Deficit Before Captlal 
Expenditures 

Capitalized Items/Development Projects 

Revenue - Capital Grants/Property Sales 

Reserve Appropriations - Capital 

THA SURPWSl(DEFICIT) 

CURRENTMTH 

ACTUAL 

64,782 

28,403 

2,611 

29,868 

125,663 

674 

1, 123 

134 

10,738 

12,669 

5,939 

2,426 

5,180 

12,154 

25,699 

1,277 

11,069 

111 ,496 

1, 199 

790 

3,771 

129,602 

$ 1,247,005 

0 

1,073 

2,877,642 

2,878,715 

4,125,720 

!l~.Z§2l 

0 

!l~.Zfl2l 

1,788 1 

0 

(138,994) 

(297,733) 

55,000 

123,676 

(258,051) 

September, 2016 Thru 12/31/2016 

YEAR TO DATE BUDGETED VARIANCE PROJECTED BUDGETED VARIANCE 

ACTUAL ACTUAL 

576,223 668,11 6 -13.75% 793,297 890,821 -10.95% 

247,053 291 ,710 -15.31% 339,404 388,947 -12.74% 

26,370 212,771 -87.61% 146,370 283,695 -48.41% 

103,096 232,496 -55.66% 187,461 309,994 -39.53% 

952,742 1,405,093 -32.19% 1,466,533 1,873,457 -21.72% 

69,308 57,780 19.95% 89 ,308 77,040 15 .92% 

102,171 83,228 22.76% 11 3,421 110,970 2.21% 

17,364 14,426 20.36% 19,864 19,235 3.27% 

205,440 146,342 40.38% 245,440 195,122 25.79% 

394,283 301,n5 30.65% 468,033 402,367 16.32% 

198,488 190,285 4 .31% 223,988 253,713 -11.72% 

78,852 76,526 3.04% 90,252 102,035 -11 .55% 

76,116 80,495 -5.44% 103,11 6 107,326 -3.92% 

391,578 337,572 16.00% 489,078 450,096 8.66% 

745,034 684,878 8.78% 906,434 913,170 -0.74% 

39,157 38,925 0.60% 50,407 51,900 -2.88% 

153,913 138,494 11 .13% 198,913 184,659 7.72% 

989,701 1,392,021 -28.90% 1,719,601 1,856,028 -7.35% 

10,789 2,681 302.50% 14,385 3,574 302.50% 

89,267 94,367 -5.40% 129,267 125,822 2 .74% 

61 ,576 68,753 -1 0.44% 92,101 91,671 0.47% 

1,344,403 1,735,241 -22.52% 2,204,675 2,313,654 -4.71 % 

$ 12,372, 720 $ 15,335,472 $ 18,072,430 $ 20,447,296 

8,275 29,250 -71.71% 11,033 39,000 -71.71% 

(11,827' 9, 150 -229.26% (11 ,827) 12,200 -196.94% 

24,600,867 25,409,354 -3.18% 33,051,156 33,879, 138 -2.44% 

24,597,315 25,447,754 -3.34% 33,050,362 33,930,338 -2.59% 

36,970,035 40,783,226 -9.35% 51 ,122,792 54,3n,634 -5.99% 

~ (l ,QQ§,§§2l -l~~~ ~ !l , 22il,ZZ~l -lil§.~~ 

(35,156) (50,686) -30.64% (326,577) (67,581) 383.24% 

594,287 (1,059,348) -156. 10"/o 117,485 (1 ,291,355) 

1, 167,060 2.544.321 I -54.13% 1,172,747 I 3,392,428 I -65.43% 

(1, 150,000) (2,512,500ll -54.23% (1,150,000) (3,350,000) -65.67% 

611 ,347 (1 ,027,527) 140,232 (1,248,927) 

(1 0,009,748) (9,566,484) 4.63% (10,329,532) (12 ,755,312) -1 9.02% 

9,997,518 8,730,410 14.51% 10,456,203 11 ,640,546 -10.1 7% 

1,063,868 2 ,252,625 -52.77% 1,099,400 3,003,500 -63.40% 

1,6621984 389,023 1,366,303 639,807 



TACOMA HOUSING AUTHORITY 
CASH POSITION - October 2016 

Account Name Current Balance Interest 

HERITAGE BANK 

Accounts Payable 6,498,641 0.33% 

Section 8 Checking 1,905,752 0.33% 

THA Affordable Housing Proceeds-Salishan 3,123,841 0.33% 

Scattered Sites Proceeds 159,060 0.33% 

Note Fund Account 102 0.33% 

Credit Card Receipts 6,557 0.33% 

THA Investment Pool 290 0.33% 

THA LIPH Security Deposits 9,305 0.33% 

THDG - Tacoma Housing Development Group 182,776 0.33% 

Salishan 7 1,326,326 0.33% 

Salishan 7 Security Deposit 27,325 0.33% 

Salishan 7 Replacement Reserve 191,599 0.33% 

Salishan 7 Operating Reserve 199,732 0.33% 

Outriaaer Operations 93,296 0.33% 

Outriaaer Security Deposit 23,725 0.33% 

Outriaaer Replacement Reserve 44,180 0.33% 

Prairie Oaks Operations 42,526 0.33% 

Prairie Oaks Security Deposit 4,306 0.33% 

Prairie Oaks Replacement Reserve 7,013 0.33% 

Payroll Account 12,423 0.33% 

WASHINGTON STATE 
Investment Pool $ 1,636,403 0.47% 

1. TOTAL THA CASH BALANCE $ 15,495,1n 

Less: 

2. Total MTW Cash Balance $ 983,890 

Less Minimum Operating Reserves 

2.01 Public Housing AMP Reserves (4 months Operating Exp.) 65,000 

2.02 SS Admin Reserves (3 months Operating Exp.) 726,000 

2. 10 Total Minimum Operating Reserves $ 791,000 

3. MTW Cash Available (Lines 2-2.10) $ 192,890 

3. MTW Cash Held By HUD I 
3.11 Undisbursed HAP Reserves Held by HUD $ 1,440,338 

3.20 Total MTW Cash Held By HUD $ 1,440,338 



TACOMA HOUSING AUTHORITY 
CASH POSITION - October 2016 

4. Non MTW Cash Restrictions 

Other Restrictions: 

4.02 VASH, FUP & NED HAP Reserves 288,277 

4.03 Mod Rehab Operating Reserves 90,651 

4.04 Security Deposit Accounts 59,189 

4.05 Salishan Sound Families - 608 30, 143 

4.06 Gates Foundation - 615, 616 662,035 

4.07 WA Families Fund - 676, 713 1,940 

4.08 Outriaaer Reserves 44,180 

4.09 Salishan 7 Reserves 816,331 

4.1 O Prairie Oaks Reserves 7,013 

4.11 THDG - 048 182,776 

4.12 Area 2B Sales Proceeds (Afford Hsg) 3,123,841 
4.20 Total - Other Restrictions $ 5,639,608 

5. Agency Liabilities: 

I 
5.1 O Total - Agency Liabilities $ -
I 

5.20 Development Draw Receipts for Pending Vendor Payments $ -
I 

5.3 Development Advances/Due Diligence Commitments 1 $ -
I 

6. Total Non M1W Cash Restrictions (Lines 4.20+4.40+4.45+4.50) $ 5,639,608 

7. THA UNENCUMBERED (Non-MTW) CASH (Linea 1-2-61 $ 8,871,679 

8. M1W Reserve Commitments 

8.01 Renovation/Remodel of Salishan FIC Buildino $ 579,500 

8.02 Renovation of Salishan Maintenance Shop 286,500 

8.03 Software Conversion for Operational Platform (VH) 38,287 

8.04 Education Projects - Mccarver & Others 310,000 

I 
8.10 Total Reserve Commitments (Unes 8.01through8.04) $ 1,214,287 

9. Agency Current Commitments: Board Approval Expended 
Obligation 
Balance 

1 Total Current Commitments outstandina $ -
Agency Advances for Current Development Projects 

I $ -
I $ -

Total Agency Advances $ -



TACOMA HOUSING AUTHORITY 

ADMINISTRATION 



TACOMA HOUSING AUTHORITY 

DATE: November 16, 2016 

TO: THA Board of Commissioners 

FROM: Sandy Burgess 
Associate Director of Administration and Asset Management 

RE: Administration and Asset Management Department Monthly Board Report 

RENT AL ASSISTANCE DEMONSTRATION (RAD) PROJECT 

As the Board is aware, Tacoma Housing Authority (THA) successfully closed on the RAD 
conversion for Renew Tacoma Housing in April, and we are nearly complete with the rehab work 
in the first two buildings-EB Wilson and Bergerson Terrace. 

Also as the Board is aware, we have spent the past 6 months working to close on the RAD 
conversion for the Salishan and Hillside properties. However, we have decided not to pursue RAD 
for Salishan and Hillside Phases 1 and 2 as planned. The short explanation for this decision is that 
we have run out of time with Housing and Urban Development (HUD) to get these deals done. The 
RAD deals for these properties have also changed significantly over the past several months. to the 
point where the deals are no longer as beneficial for THA and our tenants as they were when we 
first decided to pursue the RAD conversion. 

I attach a chart summarizing the factors that we considered to make this decision. Here are 
the main factors: 

• HUD gave us a November 15 deadline to complete all of the necessary paperwork to 
complete the remaining RAD deals. The paperwork included negotiating with 7 different 
lenders and investors, plus the City of Tacoma, Pierce County and the State Department of 
Commerce involved in the remaining properties. One particular investor slowed the process 
significantly by asking for additional cash, and guarantees. Missing the HUD deadline 
would force us to start over with a lot of the work that has already been done-physical 
condition assessments, financing documents, etc. We would also miss out on the additional 
administrative fee income that we had planned for in 2017. 

• The deal would cost THA $800,000 in reserve funds to buy out one of our investors in order 
to complete RAD. If we waited until the end of the tax credit compliance period, we 
estimate that we would only be paying $350,000. This is money that could otherwise be 
spent on housing or operations. 

902 South L Street, Suite 2A •Tacoma, Washington 98405-4037 
Phone 253-207-4473 •Fax 253-207-4465 



November 2016 Board of Commissioners Meeting 
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• During negotiations with HUD, the rents that we planned for Salishan were reduced 
significantly. This meant that our original plans to get property cash flow as a result of RAD 
were changed. 

• The RAD deal came with a requirement to make "green" improvements to the properties 
that were not necessary other than to meet HUD guidelines. An example was replacing all 
low-flow toilets with lower flow toilets. 

• The improvements required by RAD would have been paid for by THA reserves. We had 
originally estimated these improvements to cost $2.1 million and bids came in at 
$3.6 million. Additionally, we would have had to hire a project manager to oversee this 
work. All of these THA costs would have used funds that we can use on housing for 
families or operations. These costs also would have depleted our reserves for the 2017 
calendar year. 

• If THA waits to do this rehab when the properties are out of their compliance period (at the 
beginning of their 16th year), then THA can resyndicate the properties and get new tax 
credit equity to do the work. This means we could use private dollars rather than THA 
dollars. We could also do more work to improve the units and their useful life, rather than 
just the work required by RAD. 

These decisions have an impact on both staff and clients. Tenants have expectations that we will do 
work in their units. Most of that work will now wait. Staff have been eagerly awaiting a day when 
we have consistent rules across our portfolio by eliminating our public housing units. We will now 
continue to have public housing and the headaches and separate policies/procedures that come with 
it. 

The next steps are: 

• We are in the process of letting HUD and our investors/lenders know now that we are not 
going forward with RAD for Salishans 1-6, and Hillsides 1 and 2. 

• We will continue moving forward to convert the 26 Public Housing units at Bay Terrace to 
RAD. 

• We will work to get the software systems modified to handle Public Housing requirements. 
It might not all be completed by January 1 but we will start mapping out the processes that 
changes need to be made. We will need staff help with this. 

• We will get through the software conversion before we tackle the other details like leases, 
tenant communication, policies, procedures, etc. We hope to start this work in February 
2017. 

THA AD and AM REPORT 2016-11-16 Page 2 



TACOMA HOUSING AUTHORITY 

RAD CONVERSION OF SALISHAN AND HILLSIDE TERRACE PUBLIC 
HOUSING UNITS TO SECTION 8 FINANCING 

November 7, 2016 

RAD allows THA to convert public housing units to section 8. We did that with the first round of 
RAD for the 7 senior buildings, Bergerson Terrace and Dixon Village. THA has decided not to 
convert the 300 public housing units at Salishan and Hillside Terrace. Here are the factors to explain 
that decision. 

Reasons to Convert Now - -
Schedule 

Costs ofFix-U 
Fix up the property now as we told the tenants to 
expect. 

The cost of the fix-up may continue to increase. We 
budgeted $2 million. Estimates came in at $3.6 
million. 

' Bu -Out Investor 
The conversion would have allowed us to buy out the 
investor early. 

I Reasons to Wait 

We could not meet HUD's strict deadlines for closing. 
We had to negotiate and redraft the documents for 
three public lenders (city, county and state) and 7 

I private lenders and our tax credit investor. The 
investor would not be able to confirm its agreement or 
the price of its buyout until after HUD's deadline. 

The fix-up can wait. It was to be relatively minor 
since Salishan and Hillside is in pretty good shape. A 
good part of the fix-up is not necessary but HUD 
ordered. For example, HUD ordered that we replace 
600 low-flow toilets with lower flow toilets at a cost of 
$600,000. 

If we wait and do the fix up when we refinance at the 
end of the normal investor period, we can decide for 
ourselves what im rovements to do. 
The increase in costs is a reason to wait. THA would 
have had to pay that amount from its reserves. By 
waiting for a normal refinancing we can use money 
from our next round of tax-credit investors rather than 
our own money. This keeps $3.6 million in our 
reserves. __, 
HUD reduced the rents we can charge to the portfolio 
reducing the income that would have come back to 
THA. 

We can still buy-out the investor early without a RAD 
conversion. We can do that without the pressure of a 
RAD schedule. 
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Reasons to Convert Now 
Schedule 

I 
Our negotiations would have settled on a buy-out price 
of $800,00 removing the uncertainty of buying them 
out later or at the end of their compliance period. 

Public Housin Units 
Converting now would remove all public housing 
financing from THA's portfolio and replace it with 
Section 8 financing. This was a main reason to do 
RAD. 
• This would unify our portfolio with one set of rules 
• keeping 300 public housing units if we do not 
convert means we will manage two sets of rules. 
• keeping public housing means design changes to 
our new software which we had not designed for 

ublic housin re ortin to HUD 
RADandCo 
Congress has capped the number of RAD slots. We 
had to apply . If we do not convert now we lose our 
slots. If we want to try again Congress will have to 
allocate more slots. We will have to reapply. 

Staff 
Doing the conversion will save work. It would mean 
that we do not have to add public housing modules to 
our new software. Longer term we would not have the 
extra work that comes from having public housing 
units. 

Reasons to Wait 

We could not meet HUD's strict deadlines for closing. 
We had to negotiate and redraft the documents for 
three public lenders (city, county and state) and 7 
private lenders and our tax credit investor. The 
investor would not be able to confirm its agreement or 
the rice of its bu out until after HUD's deadline. ---l 

We can more likely negotiate a better price without the 
pressure of the RAD deadline. Our consultant 
estimates it will be $250,000 instead of $800,000 if we 
wait until the end of the compliance period. 

The Senate version of the HUD budget allocates more 
RAD slots. 

The terms of the RAD program may get better. 

Congress may allocate significantly more money for 
"infrastructure". Housing advocates are urging that 
this include new money for housing. If Congress 
includes new money to build or rebuild housing it will 
likely provide the money through the public housing 
capital fund. To get our share of this money, we will 
need ublic housing units. 

Delaying conversion will save staff some work in the 
short term because we would not have to rush to try 
and meet HUD's closing deadline. This is important 
as we are preoccupied with the software conversion. 
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TACOMA HOUSING AUTHORITY 

DATE: November 16, 2016 

TO: THA Board of Commissioners 

FROM: Greg Claycamp 
Director of Client Services 

RE: Client Services Department Monthly Board Report 

1. STRATEGIC OBJECTIVE: HOUSING AND SUPPORTIVE SERVICES 

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

2. DIRECTOR'S COMMENT 

Centers for Strong Families 

THA continues to collaborate with United Way of Pierce County (UWPC) and other 
agencies on a number of fronts related to UWPC's Centers for Strong Families (CSF) 
initiative. 

To reprise, the CSF is an evidenced-based model that is in practice in many places 
throughout the country. The model's "Get It, Keep It, Grow It" strategy proposes that by 
bundling services to (1) meet basic needs and access benefits; (2) provide financial 
literacy, budgeting, credit building and other asset building supports; and (3) workforce 
development to train, place and sustain people in living wage employment, client 
outcomes are substantively better than for persons receiving services in only one or two 
of these three areas. 

Developments of note are as follows. 

• The Hilltop CSF is operational on a limited scale, working from Sound 
Outreach' s existing offices. 

• On November 3, THA' s Development Department presented architectural 
drawings, cost estimates for tenant improvements, and a timeline for occupancy 
of 1120 South 11th (formerly Key Bank) to the CSF partners. Real Estate 
Development (RED) anticipates presenting a development plan to the THA Board 
in December or January. 

902 South L Street, Suite 2A •Tacoma, Washington 98405-4037 
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• UWPC is asking THA to host a CSF for East Tacoma at Salishan, and to 
participate in a CSF to be hosted by Clover Park Technical College (CPTC) in 
Lakewood. A Salishan CSF will locate at the FIC and not require tenant 
improvements. CPTC is expressing strong interest in becoming a Salishan CSF 
partner, offering vocational training programs at the FIC. 

• UWPC is provisionally willing to focus services at CSF sites to support housing 
subsidy recipients, recognizing the foundational value of stable, affordable 
housing for families in exiting poverty. UWPC, Pierce County Housing Authority 
(PCHA) and THA began conversations in October regarding how to 
operationalize this commitment. 

• UWPC and THA staff are preparing a draft Memorandum of Understanding 
(MOU) outlining collaboration on the following points. 

o UWPC's commitment to serve Housing Assistance (HA) clients through 
its CSF network. 

o THA' s reciprocal commitment to participate in and refer clients to CSF 
sites where our clients live. 

o Collaboration to strengthen Section 3 training and placement. 
o Collaboration to secure funding that supports our shared goals to reduce 

mutigenerational poverty and improve opportunities for early childhood 
development. 

As these bulleted items indicate, the CSF initiative is developing into a unique 
opportunity to build a network of partnerships that will provide HA clients with a 
continuum of support. We may move families out of poverty more quickly, and reduce 
the period of time that a participant household relies upon a housing subsidy. Hilltop and 
Salishan CSFs can provide dedicated capacity to support families participating in the 
Elementary School Housing Assistance Program (ESHAP) and the Salishan Children's 
Savings Account (CSA). 
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3. COMMUNITY SERVICES: Mia Navarro, Community Services Division 

3.1 NUMBER OF PEOPLE AND HOUSEHOLDS SERVED 

Program Entries, Exits, and Unduplicated Number of Households Served 

Program/ Program/ Unduplicated Unduplicated 

October 2016 
Caseload Caseload Number Number 

Entries this Exits this Served Served 
Month Month (Month) (YTD) 

Case Staffing 9 1 53 89 

Families in 
0 1 11 23 

Transition (FIT) 

Family Self 
10 6 112 157 

Sufficiency (FSS) 

General Services 8 6 42 118 

Hardship 0 0 0 7 

Housing 
Opportunity 

2 0 10 21 
Program (HOP) 
Case Management 

Children's Savings 
Account (CSA) 5 0 33 34 
K-5th Grade 

Children's Savings 
Account (CSA) 5 0 32 32 
6th - 12th Grade 

Mcc arver 0 2 36 45 

Senior & Disabled 57 11 57 261 

DEPARTMENT 96 27 386 787 
TOTAL 
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3.2 PROGRAM UPDATES 

3.2.1 Education Project Update 

The Mccarver Elementary Housing Assistance Program anticipates that it 

will begin receiving applications on November 7. We will provide an update 
at the December Board Meeting. 

THA scored very well and received a substantial funding recommendation on 
a recent grant application to the City of Tacoma. Between this anticipated 

funding, outgoing Gates Foundation support, and funding committed by TPS 
through the recently completed Interlocal Agreement, the Elementary School 
Housing Assistance Program is fully funded for expansion in fall 2017. 

The City of Tacoma funding also provides an opportunity to begin creating a 
suite of behavioral health partnerships that will provide dedicated support to 
ESHAP participants. Upon execution of a Contract for Services, Hope Sparks 
will begin in January providing a twelve-week evidence based parenting 

class to ESHAP families. For currently uninsured families, HopeSparks will 
provide initial mental health assessments, as well as individual and family 
counseling sessions. Sound Outreach will work with these families to secure 
insurance coverage. 

HopeSparks will provide these services at our Bay Terrace Community 
Center. This is the first of a number of relationships we are forming with 
behavioral health providers. 

3.2.2 General Services Program Update 

The Senior and Disabled buildings welcomed fall with a new president of 
S.A.F.E., William Yelladay. The SAFE board has been brainstorming of 
ways to promote SAFE and be more involved in the Senior and Disabled 
properties as well as in the community. Carl and Billy (building reps on the 
SAFE board) continue to be productive volunteers at Mercy Housing's 

Breast Cancer Awareness event. Residents enjoyed the last of the Broadway 
streets farmers markets and even made the Tacoma Farmers Market 
Facebook page! The second round of Feast art courses started on October 28 
and classes have been full from the beginning. Client Services is still 
working with the community on coordinating a mental health course for each 

building as well as considering the idea of mini job fairs and other ideas that 
the residents would like to see come to their buildings. A Washington State 
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----------------------- ----· ·-----------------------·---------- ---------- -- ----··--
University (WSU) Food Sense course starts in November (residents are really 
excited!) and we are preparing for Thanksgiving at the Lobster Shop as well. 

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

Beginning in November, Rental Assistance (RA) will provide the Board with more 
detailed information regarding a pattern of underutilization of Housing Opportunity 
Program (HOP) vouchers. We are currently at 93.7% utilization of total Moving to Work 
(MTW) Baseline Tenant Based Vouchers. RA is working with Policy to identify and 
account for the factors contributing to underutilization. 

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

Program Name 
Units Units Leased Percentage 

Allocated and Shoouers Leased 
V ASH (Veterans Administration 177 169 95% 
Supportive Housing) 
NED (Non Elderly Disabled) Vouchers 100 99 99% 
FUP (Family Unification Program) 50 48 96% 
CHOP (Child Welfare Housing 20 20 100% 
Opportunity Program) 
Mccarver Program* 50 35 70% 
CHAP (College Housing Assistance 25 21 84% 
Program) 
TOTAL 422 392 93% .. * McCarver has opened zts waltlng list (Nov 7) and 1s currently processing applicatwns to fill the allocated 

vouchers for this oroRram. 

Project-Based - rties Units Allocated Units Leased PercentJwe Leased 
Bay Terrace 20 18 90% 
Eliza McCabe Townhomes 10 9 90% 
Flett Meadows 14 11 79% 
Guadalupe Vista 40 38 95% 
Harborview Manor 125 124 99% 
Hillside Gardens 8 7 88% 
Hillside Terrace 9 7 78% 
Nativity House 50 49 98% 
New Look Apts. 42 38 90% 
Pacific Courtyards 23 21 91% 
New Tacoma Phase II 8 6 75% 
Salishan 1-7 340 335 98% 
Tyler Square 15 11 73% 

TOTAL 704 674 96% 
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TACOMA HOUSING AUTHORITY 

Date: November 16, 2016 

To: THA Board of Commissioners 

From: Pat Patterson 
Director of Property Management 

Re: Property Management Monthly Board Report 

1. OCCUPANCYOVERVIEW 

1.1 Occupancy 

PROPERTY 
UNITS UNITS UNITS UNITS % MONTH % YTD 

AVAILABLE VACANT OFFLINE OCCUPIED OCCUPIED OCCUPIED 

All Hillsides/Bay Terrace 132 0 131 96.97% 97.27% 

Unit occupancy is reported for the first day of the month. This data is for the month of 
October. The high vacancy rate in the Senior/Disabled and Family properties are 
attributable to units being held for the Rental Assistance Demonstration (RAD) 
rehabilitation and the sale of our remaining Public Housing scattered sites. 

1.2 Vacant Clean Unit Turn Status 

Vacant Unit Turn Days 

~ mm 
fl:J l:id 

3 2 October 2016 

Overall Average Turn Days • ~ 
4 units 

Routine Average Turn Days Extraordinary Average Turn Days 

28 43 
3 units 1 unit 
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Breakdown of Rou t ine Turnovers Done by THA and Contractors 
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Routine Turns - Performed by THA and Contractors 

Today's Date 11/7/2016 

Ending Month: October 2016 

Beginning Month: May 2016 

lilllllmlAvg. Cont racted Downtime 
c:::JAvg. Cont racted Maintenance 
ez:z:I Avg. Contracted Leasing 
- • contracted Turns (Right Axis) 

Routine THA Turnover Information 

Total Number Avg. Total Avg. Downtime Avg. Maintenance 

Year Month of Tums ~ ~ Days 

2016 October 3 28.3 3.7 16.7 

2016 September 11 28.1 3.5 17.5 

2016 August 10 41.9 5.1 U .3 

2016 July 8 27.3 7.9 U.4 

2016 June 7 37.6 1.9 u .o 
2016 May 1 20.0 3.0 16.0 

Routine Contracted Turnover Information 
Total Number Avg. Total Avg. Downtime Avg. Maintenance 

Year Month of Tums Days Days Days 

2016 October 0 0.0 0.0 0.0 

2016 September 0 0.0 0.0 0.0 

2016 August 0 0.0 0.0 0.0 

2016 July 0 0.0 0.0 0.0 

2016 June 0 0.0 0.0 0.0 

2016 May 0 0.0 0.0 0.0 

Avg. Leasing 

Days 

8.0 

7.1 

24.5 

8.5 

24.0 

LO 

Avg. Leasing 

Days 

0.0 

0.0 

0.0 

0.0 

0.0 
0.0 

The average unit tum time for the month of October was 32 days for four (4) units turned 
by Tacoma Housing Authority (THA) staff. Below is a list of units that exceeded THA's 
20- day expectation. These units will be categorized as Routine and Extraordinary turns. 
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Routine means units that receive normal wear and tear that can be repaired in 5-20 days. 
Extraordinary means that the units have heavy damage as a result of the tenancy 
including meth and casualty loss that cannot be repaired within 20 days. 

Routine +20 explanation 

Sal 3 · 1818 East Harper 25 days: Unit was in downtime for 7 days. Maintenance 
work was completed in 15 days. 3 days were attributed to leasing efforts 

Salishan 5 - 3923 Everett 36 days: Unit was in downtime for 1 day. Maintenance work 
was completed in 19 days. 16 days were attributed to leasing efforts. Original Rental 
Assistance (RA) transfer refused unit causing leasing to pull next available applicant off 
of the wait list. 

Salishan 6 · 2037 East 44th 24 days: Unit was in downtime for 3 days. Maintenance 
work was completed in 16 days. 5 days were attributed to leasing efforts. 

Extraordinary 

Hillside 1 · 2327 Court G St 43 days: Unit was in downtime for 4 days. Maintenance 
work was completed in 36 days. Long term tenancy caused damage to the unit. Delay in 
flooring materials contributed to the delay. 5 days were attributed to leasing efforts. 

Proposed Changes for Improvement in Unit Turn Times: 

• Downtime - Start the unit turn process within 1 day of vacancy. Reduce downtime to 
1 day. 

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

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

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

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

responsible for the leasing efforts to fill their units. 

~ THA staff will undergo training to better lease our units that are not 
subsidized. THA is competing with the open market in some cases and 
having better tools and tactics will be helpful for us to attract applicants that 
will accept the units in a timelier manner. 
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Pro osed 
Downtime Re air Make read Vacant Total da s 
I 17 2 20 

1.3 THA Meth Data Trends 

Hot Rate Trend- 533 units tested since July 2012 
25 .................................................. - ....... ..... . 

2 0 , _________________ .. ____________ _ 

1 5 

• 2012- 55 units tested, 28 hot 51 % Hot Rate 
• 2013- 210 units tested, 100 hot 48% Hot Rate 
• 2014- 138 units tested, 19 hot 14% Hot Rate 
• 2015- 127 units tested, 8 hot 6% Hot Rate 
• 2016- 3 units tested, 3 hot 100% Hot Rate 

• CLEA N 

• HOT 

As of June 1, 2016, 158 of the 533 units that have been tested for contamination have 
tested positive for methamphetamine. The hot rate for 2016 is 100%. This rate is based on 
only testing the unit when suspicious activity was discovered. The overall hot rate from 
2012 is 30%. 
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1.4 Work Orders 

Work Order Summary by Portfolio 
For the Month of October, 2016 

Completed Work Orders 
Emergency Urgent 

POftfolo llonth YTD Monlh <I 

I 'Ill Completed I % ~eel in # Avg 
CoqihUd in 24 lb Complet.d 24 hrs ~etecl Completion 

(99"' HUD Std) Days 

I 
NCIM:rnergency 

Monlh YTD 

• Avg ' Avg 
Complete4omple&n Complet.d Colrf>letion 

0ay5 Day5 
IX .c- Hll> Std) 

THA81H AVE 0 0.0'4 0 0.0'1. 0 

0 0.0'% 0 100.0'?*" 0 

All HiDsi<» 
BAYlERRACE 0 0.0'4 2 100.0'4 0 8 0.88 148 3.ea 
HILLSIDE TERRACE 1500 Bloc& 0 0.0'4 1 100.0'4 0 0 31 4.71 
HILLSIDE TERRACE PH 1 0 0.0'4 0 0.0'4 0 5 1.80 Cl4 3.41 

HILLSIDE TERRACE PH II 0 0.0'4 1 100.0'4 0 3 4.87 36 5.06 

0 o:<r4 4 100:0'k 0 16 1.88 279 3:91 

F•mily Properties 
BERGERSON TERRACE 5 100.0'4 28 100.0'4 0 11 8.36 252 4.61 
DIXON VIUAGE 0 0.0'4 11 100.0'I. 4 025 7 9.43 91 425 

SCATIERED SITES 0 0.0'1. 7 100.0'I. 0 1 8.00 ea 3.78 

5 100.0'k 44 100.0'T."" 4 025 19 8.83 411 "'.¥.311 

S•h h•n 
SAUSHANI 0 0.0'1. 3 100.0'4 3 0.33 43 821 323 8.82 
SAUSHANll 0 0.0'/o 5 100.0'4 3 1.67 25 8.16 320 8.94 

SAUSHAN lll 0 0.0'1. 1 100.0'I. 3 1.67 19 11.84 308 9.01 
SALISHAN IV 0 0.0'4 4 100.0'4 2 o.~ 24 8.42 244 g_n 
SALISHANV 0 0.0'1. 4 100.0'4 4 3.00 25 7.88 299 10.07 

SALISHAN VI 0 0.0'4 2 1()(10'4 1 34 7.De 241 922 
SALISHAN VII 0 0.0'4 5 100.0'I. 2 UiO 27 9.30 206 11.18 

0 0.0'4 24 100.0'4 18 1.50 1Q7 8.05 1,939 9.48 

Senior I Disabled Properties 
61HAVE 1 100.0'4 9 100.0'I. 1 17 7.53 152 629 

E.B.WILSON 0 0.0'1. 8 87.5'1. 4 0.75 32 3.16 256 34.15 
FAWCETT APARThENTS 0 0.0'1. 5 100.0'4 1 1.00 2 3.50 54 2.31 

LUDWIGAPARThENTS 3 100.0'4 11 100.0'4 1 7 3.00 84 3.14 
NORTHG ST 0 0.0'4 12 100.0'/o 1 5 4.00 88 15.41 

NORTH KST 1 100.0'4 11 100.0'4 6 0.67 4 4.00 118 11 .47 
WRIGHT AVE 0 0.0'4 2 100.0'I. 1 7 3.00 w 2.91 

5 100.0'/, 58 00.3"r.- 15 0.53 - 74 4.2C 849 15.39 

AgencyTobls: 10 100.0% 130 37 0.97 306 6.84 3.478 9.87 

In the month of October, 100% of emergency work orders were completed within 24 
hours. In October, maintenance staff completed 306 non-emergency work orders with a 
total of 3,478 for the calendar year. The year-to-date average number of days to complete 
a non-emergency work order is 9.87. 
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Open Work Order Summary by Portfolio 
For the Month of October, 2016 

Ernergencf Urgent Non Emeraency 

Portfolio 

Opened Days Open Days Open Non- <25 
Em•rg•ncy Open Urgent Open Emergency Days 

WO WO WO 

W14 THA6THAVE 0 0 0 0 0 

0 0 0 0 0 

All Hillside 

BT BAY TERRACE (SS) 0 0 0 0 13 g 

HT1 HILLSIDE TERRACE PH 1 0 0 0 0 2 2 
HT150C HILLSIDE TERRACE 1500 Block 0 0 0 0 14 s 
HT2 HILLSIDE TERRACE PH II 0 0 0 0 2 0 

0 0 0 0 31 19 

Family Properties 
020 BERGERSON TERRACE 5 0 0 0 13 5 
022 LOW RENT SCATTERED SITES ( 19) 0 0 0 0 0 0 

023 DIXON VILLAGE 0 0 0 0 3 3 

5 0 0 0 16 s 
Salishan 
SAL1 SALISHAN ONE LLC (PH) 0 0 0 0 36 36 
SAL2 SALISHAN TWO LLC (PH) 0 0 0 77 77 
SAL3 SALISHAN THREE LLC (SS) 0 0 1 3 2g ~ 

SAL4 SALISHAN FOUR LLC (SS) 0 0 0 0 56 56 
SAL5 SALISHAN V LLC (SS) 0 0 0 70 !IS 
SAL!! SALISHAN SIX LLC (PH) 0 0 0 0 45 45 
SAL7 SALISHAN SEVEN 0 0 0 0 35 33 

0 0 3 3 34S 344 

Senior I Disabled Properties 
006 NORTH KST 0 0 0 2 2 

DOS E.B. WILSON 0 0 0 0 2 2 
009 FAWCETT APARTMENTS 0 0 0 0 3 3 
010 WRIGHT AVE 0 0 0 0 3 3 
012 LUDWIG APARTMENTS 3 0 0 0 2 2 
01 3 NORTHG ST 0 0 0 0 fl 3 
014 6TH AVE 1 0 0 0 0 

5 0 0 0 19 1!1 

Ag•ncy Totals: 10 0 3 3 415 386 

I 

>25 
Days 

4 

0 
6 

2 

12 

s 
0 

0 

s 

0 
0 
0 
0 

2 
0 

2 

4 

0 

0 
0 
0 

0 
3 

4 

29 

The open work orders that are greater than 25 days is 26 in October, 2016. These repairs 
are scheduled to be completed in the next 30 days. 

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

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

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

• Close work orders within 48 hours of completion. 
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TACOMA HOUSING AUTHORITY 

DATE: November 16, 2016 

TO: THA Board of Commissioners 

FROM: Kathy McCormick 
Director of Real Estate Development 

RE: Real Estate Development Department Monthly Board Report 

1. SALISHAN/HOPE VI 

1.1 Phase II Construction 

1.1.1 Area 2A, Community Core Development 
The Board approved the general Master Plan Concept at its June, 2012 
meeting. Staff is reviewing the Master Plan Concept and may suggest some 
revisions based on current community needs and opportunities and propose 
an alternative plan for the Salishan Core. Discussions are underway with 
Bates Technical College and Community Health Services regarding the 
Salishan Core. Staff also showed space at the Family Investment Center 
(FIC) to a local child care operator who expressed some interest in providing 
day care or before/after school programs at this location. These discussions 
are all in the very early stages. 

1.1.2 Area 2B Property Sale to Metro Parks 
Housing and Urban Development (HUD) approved the disposition of the two 
lots. Real Estate Development's (RED) legal counsel is reviewing the Deed 
of Partial Release and closing is targeted for the first of December. 

2. NEW DEVELOPMENT 

2.1 Bay Terrace-Phase II 

Construction is approximately 43.7% complete. The contractor has made significant 
framing progress. Installation of roofing and exterior siding is underway. The main 
utility services to the buildings are also being installed. Four floors of framing are 
complete on the G Street side and three levels on the Court G side are also complete. 
The right-of-way work has begun with the four (4) ADA ramps and asphalt paving 
are complete at South G, 25th Street and Yakima Avenue. Crews are roughing in 
Building J mechanical, electrical, fire and plumbing. The project is on budget and 
schedule with no major issues to report. 
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Framing - Building J 

Framing Building G Townhomes 
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Framing Building H Townhomes 

NOTE: 
The following information is based on Draw 7. BTII has not encountered any unusual 
problems or issues. 

Construction % 
I t 34 4~ comp1e e 0 

Budget Total budget Expended Balance 
Soft Costs 4,861,258.00 2,3 73 ,525 .56 2,487' 73 2.44 

Construction 16,100,410.00 6,667 '732.67 9,432,677.33 

Owners contingency 880,000.00 117,863 762,137 

Absher Construction's Total Resident Employment, and 
M/WBE d A . h. l . d hl T an .pprenllces ip goa commitment an mont l y ull izallon: 

GOAL PREVIOUS ACTUAL AS OF 
ACTUAL 10/31/2016 

MBE 22% Combined 13% 13% 
WBE 1 12% 12% 
Section 3 Business 14% 14% 
Section 3 New Hires 30% 12% 14.29% 
Apprenticeship 15% 8% 8% 
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3. OTHER PROJECTS 

3.1 Public Housing Scattered Sites 

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

HUD approved the use of one of the scattered site houses for housing youth 
experiencing homelessness. Rehabilitation work will be complete by mid-November 
and Community Youth Services will manage the facility. 

Two homes are being purchased by residents of public housing. These are priority 
buyers. 

Public Housing Scattered Site 

Total 
# of Units in 

# of Units Sold 
# of Units 

Rehab Remaining 
Number of 

34 11 2 32 
Units 

Total Rehab and Related 
Total Sale Price Net Gain 

Sales Cost 
Financial $74,$759 $370,000 $295,241 

*Chart does not reflect homes that have completed rehab and are waiting to be sold. 
*Houses are considered in rehab until sold 

• 4 houses are listed and one is being used by Community Youth Services 
(CYS); 

• 1 house is being improved for CYS and will be occupied in November; 
• 1 house is being held for a priority 2 buyer and will close in November; 
• 2 houses need minor repairs before being listed in November; 
• 1 house is being renovated and will be listed in December; 
• Contracts will be awarded for rehabilitation work on four homes starting in 

November; 
• Scopes of work are being prepared for 6 houses with work scheduled to 

begin by the end of 2016; and, 
• 14 houses are occupied. The families in these homes will be relocated per the 

THA relocation plan. Renovation on these homes will begin in 2017. 
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1313 E. HOME-SOLD 

3.2 Consulting and Community Engagement 

RED continues to work with the Salvation Army (SA) on a proposal to redevelop 
SA's Sixth Avenue property. Conceptually, this project will offer 69 rental units for 
families and individuals experiencing homelessness. A food bank and space for 
entities providing supportive services is also planned. 

Meetings with the local Salvation Army representatives have been positive. The next 
step is to meet with the representatives from Seattle and finalize an agreed upon 
scope of work. Ideally, this project will be ready for a 9% tax credit submission in 
2018. 

3.3 New Look Capital Planning and Resyndication 

THA selected Buffalo Design to plan the capital work for the New Look Apartments. 
The planned work will be completed as part of a tax credit resyndication. National 
Equity Fund (NEF) represents the limited partners in the current New Look LLC. 
NEF will exit the partnership at the end of 2016. A new partnership, to be called the 
Alberta J. Canada LLLP, will be formed. THA will be the general managing partner. 
Solicitation for tax credit investors has been delayed, on advice from Brawner and 
Associates. 

3.4 Community Youth Services (CYS): Arlington Drive Property 

Staff began negotiating with the City of Tacoma on the predevelopment, 
development and operations agreements for a Crisis Residential Center to be 
managed by Community Youth Services (CYS). The preliminary meeting with the 
City went well; however, the City has requested additional time to finalize this 
agreement. At this time we are uncertain as to when an agreement will be finalized 
with the City. In the meantime, SMR Architects will undertake some preliminary 
work for the master plan of the Arlington property. This work will be reimbursed as 
part of the City of Tacoma Agreement and will also benefit THA as we complete a 
full development plan. The costs will not exceed $25,000. 

CYS is a well-regarded organization that provides emergency and longer-term 
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housing for youth experiencing homelessness. The organization is located in 
Olympia. This group has been providing overnight shelter services in Tacoma, under 
a contract with the City of Tacoma. 

For several years, the City committed funding for a Crisis Residential Center (CRC) 
and a Shelter/Youth Drop-In Center. The challenge has been identifying a site that 
could accommodate a 5,000 square foot building; zoning and location have been a 
roadblock. To facilitate the development of this project, THA offered the 3.5 acre 
Arlington Property. This property is on Portland Avenue and is part of the original 
Salishan development. The board adopted Resolution 2016-06-22( 5). 

4. DEVELOPMENT PIPELINE PROJECTS 

4.1 1800 Hillside Terrace Redevelopment 

On October 5, 2016, staff submitted a funding application to the Tacoma 
Community Redevelopment Authority (TCRA) requesting $1 million in HOME 
fund to support the development of 79 units for the 1800 Block project. THA has 
been invited to present this project to the TCRA funding committee on November 
17, 2016. We are on-track in preparing a submission for a 9% tax credit allocation 
request for 2017. Staff is continuing negotiations to purchase two vacant single 
family homes adjacent to the site. Both homes are estate sales. The single family 
home foot prints will allow for eight additional affordable units. 

The 1800 block of Hillside Terrace was demolished during the Bay Terrace Phase I 
redevelopment. Staff is preparing for a January, 2018 9% tax credit submission. 

Staff expect that the new units will be affordable to households with incomes 
between 30% and 60% of area median income. As proposed, the project will offer 
one and two bedroom units located in a single mid-rise elevator building. A 20% 
set-a-side for both disabled and homeless individuals and small families is proposed. 
THA expects to lease the land and improvements to the LLLP for up to 99 years. 

The financing structure is expected to include, but not limited to, the following 
sources of funding: tax credit equity, City of TacomaffCRA funding, private debt, 
bonds and THA funds. 

4.2 Intergenerational Housing at Hillsdale Heights 

The Many Lights Foundation (MLF) may partner with Hope Sparks, a local non­
profit that comprises five core behavioral health programs that serves children and 
families in Pierce County who face trauma, abuse and overwhelming life challenges. 
These services include behavioral health, early intervention, kinship care, home 
visiting, eating recovery and parent education during 2014. Staff have met with 
Hope Sparks to share information about our respective organizations and to describe 
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the development and financing process and partnership consideration. Hope Sparks 
will decide if a partnership with Many Lights is feasible by the end of this year. 
After that time, THA will renew discussions on the development of the inter­
generational housing. 

4.3 Hilltop Lofts and THA Owned Properties Master Development Plan 

THA and the City extended the timeline by two years for THA to develop the 
Hilltop Lofts project. Council approved the extension request at its November 3, 
2015, meeting. 

4.3 .1 All five of the scheduled community planning meetings have been completed. 
As part of this work and through the efforts of Chris and Kenji, LLC., (local 
Hilltop Artists) a Community Artifact will be completed. This is an 
interactive piece that will give community members a continuous opportunity 
to provide feedback and engage with the ongoing conversation around 
affordable housing in the Hilltop. Responses will be documented for the next 
12 months during non THA projects that are opening and breaking ground in 
the area. 

4.3.2 GGLO completed several development scenarios. These are designed to 
evaluate the number of units, target market, potential development 
partnerships and financial feasibility. 

4.3.3 Hilltop Lofts: One development scenario: 
Four stories to achieve the most development within reasonable development 
cost parameters. 

4.3.4 Key Bank: Three development scenarios: 
• Keep Key Bank and do not build on top, build four story building in 

Key Bank parking lot, south of existing building. 
• Remove Key Bank and build new four story building on whole lot. 

Example of Key Bank Removal Example of Key Bank parking lot 
development 

4.3.5 New Look & THA Parking Lots: Three Development Scenarios: 
• New four story building on New Look Parking Lot Site 
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• New four story building on THA Parking Lot Site 
• New four story building connected and wrapping around existing 

house between these two sites. Utilize parking lot adjacent to house 
and shed space behind house into the development 

Example of THA parking lot development Example of wrap around development 

4 .3.6 Development Design Renderings 

GGLO provided a variety of renderings to spark discussion about design for 
the potential development noted above. Modem looking buildings that 
acknowledged the historic use of materials were preferred by the community 
because they give the neighborhood a new and updated look. Additional 
comments have included more color and features to promote active and 
attractive streetscapes and alleys. Following are two examples of this design. 

4.3.7 Discovery Report 
GGLO has completed the initial draft of a discovery report. This includes 
summaries of the information obtained through the outreach activities that 
were conducted this summer, statistics about the Hilltop neighborhood and an 
analysis of the comments received by the community regarding the future of 
the neighborhood. 

4.3.8 Action Items 
Next steps recommended by the Home Work Group attendees included: 
• Condensing fragmented neighborhood resources; 
• Facilitating more affordable home ownership opportunities; and, 
• Encouraging expanded pedestrian infrastructure. 
THA is working with City of Tacoma staff to identify and prioritize locations 
for crosswalks and other sites that can ease the use of pedestrian pathways. 
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This is an important step in demonstrating to the neighborhood that their 
concerns are important and that THA is capable of facilitating action to 
address these concerns. Staff are also exploring affordable home ownership 
resources and opportunities to help people who live in the neighborhood to 
stay in the neighborhood if they choose. 

As a result of THA's work in the Hilltop neighborhood, two RED staff were 
invited by the Tacoma City Manager's office to participate in a research trip 
to Cleveland, Ohio to observe the relationships and successes of Anchor 
Institutions and neighborhood groups in the Upper University Circle 
neighborhood in working together to strengthen the neighborhoods of 
Cleveland. 

5. Renew Tacoma Housing, LLLP 

5.1 Construction 

Construction 
Construction 

Units Units Units 
Property 

start 
schedule 

complete underway remaining 
complete 

Bergerson 5/4/2016 12/31/2016 72 0 0 
E.B. Wilson aka M 

5/4/2016 12/31/2016 77 0 0 
Street 
Dixon Village 9/16/2016 12/31/2016 16 7 8 
Ludwig 10/4/2016 2/23/2017 9 4 28 

,l). Street 10/10/2016 3/20/2017 6 2 35 

orkscope walks for G Street, 6th Avenue and Wright Street will be conducted in early 
November even though the earliest of the sites' construction start date is January, 2017. 
Typically, these workscope walks have been conducted 60-70 days prior to construction 
start. This will provide an earlier opportunity to compare estimates against more defined 
interior unit workscopes. 

Roofing and siding work is in process and scheduled on a separate track to retain the 
subcontractor, be mindful of weather conditions and accelerate schedules where 
possible. The subcontractor has been authorized to expand daily work hours (in 
accordance with regulatory restrictions) in order to expedite completion of the exterior 
work. Walsh will have oversight during these expanded hours. 

Elevator modernization work started in October at E.B. Wilson. Similar to the approach 
with roofing and siding, the elevator modernization work has an independent schedule 
to retain the subcontractor and accelerate completion. 

Playground work at Dixon and Bergerson is in process. 
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5.2 Relocation 

E.B. Wilson's RAD relocation for seventy-seven interior units with renovations to meet 
RAD standards is complete. The corridor flooring construction is complete and no more 
day or overnight relocates will take place. 

Bergerson Terrace's RAD relocation for seventy-two interior units with renovations to 
meet RAD standards is complete. No more day or overnight relocates will take place 

Dixon Village has sixteen interior units completed with day relocation and some 
overnight relocation activity. Overnight relocation activity only happens due to special 
circumstances. Currently, there are seven households out for relocation/construction on 
their units. 

North K Street started relocation activity on October 10, 2016. North K Street has had 
six interior units completed with construction and relocation activities. Two households 
are currently out for relocation/construction on their units. 

Ludwig Apartments started relocation activities on October 4, 2016. Ludwig has had 
nine interior units completed with construction and relocation activities. Four 
households are currently out for relocation/construction on their unit. 

Fawcett Apartments had their sixty-day scope walk on October 12, 2016, to begin the 
process for the upcoming relocation and construction that is set to start on January 3, 
2016. Relocation is waiting for the scope of work from Redevelopment in order to 
proceed with scheduling intake appointments with residents. 
As referenced above, relocation staff are constantly analyzing the work scopes and 
schedules prepared for Ludwig Apartments, North K Street Apartments and Dixon 
Village in order to plan appropriate relocation activities. 

5.3 Watch list 

Environmental - The Department of Ecology (DOE) issued a "No Further Action" 
letter for 6th Street. DOE is requiring additional work at K and Wright Streets. THA's 
environmental consultant developed work plans and presented them to DOE for 
comments. Fortunately, DOE is in support of the lower cost option for clean-up at 
Wright Street. 

6th Avenue: 
The Department of Ecology (DOE) issued a "No Further Action" letter for 6th Street. 

K Street: 
The Environmental Protection Agency (EPA) informed THA that the K Street plan is 
satisfactory with the exception of requiring a vapor test of the elevator pit to assure that 
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there are no toxic emissions. The test consists of simple air monitoring done over a 24 
hour period. 

Wright Street: 
THA's representative and environmental consultant met with EPA on October 27, 2016. 
THA was informed that the most significant issue is to be able to delineate the extent of 
the contamination as it relates to the house across the alley. THA's previous attempts to 
test were denied by the owner. As the contaminated dirt is right next to the neighboring 
property, EPA informed THA that we need to delineate just where it ends and verify if it 
is indeed on the neighboring property. EPA has the enforcement authority to require 
cooperation from the neighboring property owner to allow testing. The EPA consultant 
is going to have an internal strategy discussion and will contact THA with their 
strategy/recommendation. 

THA is working with legal counsel to ensure THA is as sheltered as possible against 
any future claims. The "No Further Action" letter' will include the neighboring site in 
its directive because the home is suspected to have contamination originated from 
THA's property. If necessary, an option available to THA would be to purchase the 
neighboring property and tum it into a parking lot. At this point, THA will wait for 
EPA. 

In addition, THA and its environmental consultant contacted legal counsel to provide 
this update. Legal Counsel will send a letter to Superior Linen informing them that and a 
formal complaint will be filed against them for restitution for environmental expenses. 

The balance of the proposed work plan looked acceptable to EPA with just a few 
revisions to test hole locations. If all goes well with the testing, EPA will then define 
long-term monitoring requirements. 

5.4 Problems Encountered 

5.4.1 Description 
Elevator turnover time is tight and could affect tax credit equity. 

Resolution (considered resolved) 
There will be labor on one of the elevators that spills over into 2017. This is due 
to timing for delivery of elevator materials (14 weeks), timing of labor (minimum 
10 weeks), limited crews and balancing relocation costs against shutting down 
both elevators. We will be able to draw down on materials in 2016. After 
consulting with a CPA, it now appears it may be the case that the costs associated 
with the labor performed in 2017, may be included in tax credit eligible basis. 
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5.4.2 Description 
Citi Bank is requmng the seismic bracing at G Street to align with their 
engineering's directive versus the project architect and engineer's design. This 
will be an increased cost to the project. 

Resolution 
Walsh's Guaranteed Maximum Price (GMP) includes an estimate for doing the 
work in the manner recommended by THA's Architect and Architect's engineer. 
Prior to closing, a budget adjustment was made to pay for the additional cost. 

5.4.3 Description (considered resolved) 
Walsh sought compensation for increased costs due to the delays in closing. 

Resolution (considered resolved) 
Walsh and THA reached agreement on $219,000; a reduction of $91,000 from 
Walsh's original proposal 

5.4.4 Description 
Ludwig Abatement. 

Resolution 
Due to the abatement associated with flooring at Ludwig, Ludwig's construction 
end date was revised from December 14, 2016 to February 23, 2017. The multi­
site construction schedule has been revised to accommodate Ludwig's schedule 
revision and Walsh construction superintendents re-assigned, as necessary. This 
does not affect tax credit delivery or equity. 

Budget Total budget Expended 
Soft Costs* $24,023,498 $6,062,163 
Construction $29,8 12,529 $8,663,727 
Owner' s contingency $ 3,343,026 $1,047,829 
Environmental $3,500,000 $600,000** 
Escrow 

NOTE: The above reflects the budget status through Draw #5 
(in the process of approval). 

Outstanding 
$17,961,335 
$21, 148,802 
$ 2,295,197 
$2,900,000 

*Excludes $30,640,000 Site/Building Acquisition Expended at Closing Draw 
**Reallocated to construction due to 61h Avenue "No Further Action" letter" issued by DOE. 
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5.5 W I h C t t' as ons rue ion - an ec wn MWBE dS t' 3R t' e:>0r mg 
ACTUAL AS OF 

GOAL 10/31/2016 
MBE 14% 8.78% 
WBE 8% .29% 

Section 3 Business ---- 7.41 % 
Section 3 New Hires 30% 12 new hires' 

Walsh provided some context for why meeting the MWBE goals are a challenge: 

• The work scope is such that it is difficult to package scopes into smaller packages to 
achieve MWBE results. This is easier to do on larger, single purpose projects; 

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

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

• Cerna Landscaping, WCC's go to MBE landscape subcontractor failed on the 
Bergerson project, again due to an excessive amount of work which they could not 
complete. 

• There has been difficulty identifying MWBE subs, unfortunately Walsh's outreach 
results were not what they had hoped; and, 

• Walsh' s outreach efforts, such as town hall meetings, advertising, speaking at NAMC 
meetings, and phone calls were outstanding. We simply had trouble finding MWBE 
subcontractors. It is possible that this can be attributed to the significant amount of 
work underway in the South Sound. 

1 Walsh is computing the %age of new hires that meet the Section 3 guidelines under RAD. At this time, 
they have only kept track of new hires who are Section 3 and not total new hires. 
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