



















































































TACOMA HOUSING AUTHORITY

To: THA Board of Commissioners
From: Michael Mirra, Executive Director
Date:  January 19, 2017
Re: Executive Director’s Report
This is my monthly report for January 2017. The departments’ reports supplement it.
1. LOOKING AHEAD TO THE NEW CONGRESS AND NEW ADMINISTRATION

and HOW THA MIGHT ADAPT

The onset of a new Congress and a new Administration always presents a full measure of
uncertainty. The uncertainty seems particularly acute this year because President-Elect
Trump was an unusual candidate and he was especially unrevealing or unclear about his
intentions on matters that directly affect our work. However, he and the Congressional
majority leadership have stated some general themes that allow us to surmise what they
may mean for us.

The following surmises come to us from some very experienced people who advise us
and from our own reading of news reports. After listing the surmises about themes, I list
some ways that THA might respond.

1.1  Themes of the New Congress and New Administration

° Housing for Poor People Not Likely to be a Focus
Federal housing programs and policy did not show prominently as an issue
in the campaign of any of the presidential candidates. President-Elect
Trump certainly did not highlight any views on the subject. His choice for
HUD Secretary does not clarify much. The nominee does not bring to the
work any background or experience that allows us to anticipate any
particular approach. This likely means that federal housing policy and
programs will be a sideshow and will suffer damage collateral to the
contentions over other more consuming issues. The main one will be the
budget.

) The Budget will be the Main Contention: Cuts to HUD Programs Likely
Collateral Damage
The main issue facing the Congressional majority leadership and the new
Administration is the budget. They have committed themselves to do four
things that seem arithmetically impossible to do together: cut taxes,
greatly increase spending on the military and on “infrastructure”, protect
social security and Medicare, and reduce the debt and the deficit. There is
not likely enough money to make this arithmetic work by cutting or
eliminating other programs, including those serving poor people. Speaker
Ryan has compounded the challenge by promising in written materials not
to reduce programs serving poor people “by a penny”.
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In this budget discussion, HUD programs will not likely feature
prominently. Instead, they will probably face cuts of some measure as an
incidental effect of some resolution of the larger budget issue.

Republican Support for “Block Granting” May Affect Section 8 Programs
The Republican leadership has a general interest in “block granting”
federal programs to the states. Block granting appeals to two themes of
Republican ideology. First, it counts as deregulation and deference to the
states. Second, block granted programs tend to be easier to cut because
the federal government is not closely tracking the number of people
served.

Proposals to block granting the Section 8 program may resurface. The last
serious discussion for doing this occurred during the Reagan Administra-
tion in the 1980s. The discussion then did not get too far. Two things
have changed since then that might make the prospect more likely now.
First, more states than before are controlled by Republicans. Second,
since then states have experienced the block granting of the AFDC
program into the TANF program. They learned that the resulting
flexibility allows them to divert the funds to purposes others than direct
assistance to the poorest families. This experience may have them look to
a block granted Section 8 program as a similar additional supply of federal
cash.

Tax Cuts Would Reduce the Value of Low Income Housing Tax Credits
The Republican agenda seeks to cut individual and corporate tax rates. As
I mention above, that may lead to budget cuts for HUD programs. Such
cuts will reduce THA’s operating dollars. Tax cuts will also reduce the
supply of capital dollars THA uses to build. A lowered tax rate will lower
the value of Low Income Housing Tax Credits. This will happen because
lowered tax rates will mean that investors do not need or value the credits
as much. Our consultant reports that tax credit investors are already
lowering their bids in anticipation of tax cuts. For example, we received
$1.12 for each dollar of tax credit on our RAD construction. Our
consultant advises that we plan on receiving $1.01 for Hillside 1800 block.
[Each penny reduction removes about $200,000 from that project’s
budget.]

The New HUD Secretary and the Competing Influences of OMB, Congress
and the HUD Professional Staff

President-Elect Trump has nominated Dr. Ben Carson to be HUD’s
Secretary. We do not know much about him in that capacity since he has
no prior experience that is in anyway comparable. This inexperience may
weaken his influence over HUD and default to three other sources of
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1.2

influence: the Office of Management and Budget, the Congressional
leadership and the professional HUD staff.

Republican Support for “Deregulation” May Favor MTW

The Republican leadership has traditionally favored the MTW program
because it is a form of deregulation. This support may be critical if the

HUD professional staff, which has not liked the MTW program, uses a
weak new HUD Secretary as an occasion to restrict MTW.

Republican Support for Asset Building
Asset building programs have also appealed to Republican policy makers.

How THA Might Adapt

Budget Cuts: A Replay of the Sequestration Cuts of 2011-2013

Notable budget cuts may require THA replay a version of its response to
the cuts called “sequestration” that we anticipated between 2011-1013. At
that time, we anticipated a cut of $3 million or about 6%. [It turned out to
be only about $1.2 million.]. The Board determined that there are only a
limited number of plausible ways to take $3 million out of THA’s
operating budget:

Staff: We spend about $6 million for staff costs. If we reduced that
expenditure by $3 million or any substantial part of $3 million, we would
cripple the agency. Although we eliminated some positions, the Board did
not try to manage the cut with large scale staff reductions.

Portfolio: It also did not seek to redirect money from the management of
the portfolio. The portfolio is not like food stamps, TANF, Medicaid,
Section 8, or SSI, all of which the government can hand out until the
money runs out and then tell people to go away. When the money runs
out on the portfolio it will still be on the ground the next morning filled
with families, seniors and people with disability, and it will still be next to
neighbors. THA owes important legal obligations to all of these people to
manage the portfolio well.

Section 8: The Section 8 expenditure of THA is the only likely place to
sustain a $3 million cut. It is our largest expenditure at about $37 million.
And there are only two main ways to reduce it by $3 million. The first
way is to remove about 300 households from the program and terminate
their rental assistance. The Board had no appetite for such mass
terminations. That left only one strategy: what Commissioner Rumbaugh
has called “thinning the soup”, the way a family would rather than remove
plates from the dinner table. That is what we did. We effectively reduced
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the value of the vouchers by reducing occupancy standards and starting
the HOP program with a fixed lower subsidy.

The Board also adopted a hierarchical list of other cuts to impose should
they be necessary.

We may need to take a similar approach. In the next month, staff will
begin just such an exercise anticipating cuts of various sizes. This
exercise will be useful this year if we judge that cuts will be likely in May
when the present Continuing Resolution expires. If cuts do not happen
this year, the exercise will still be useful in 2018, when the new
administration writes its first full budget.

As we go through this exercise, we must account for some new aspects to
our situation that we did not face in 2011-2013. For example, Tacoma’s
rental market has tightened a lot since then. The value of our housing
vouchers is not keeping up. We must manage the tension between, on the
one hand, the impulse to thin the soup further so we can avoid
terminations but in the process further weakening the voucher’s usefulness
in the market, and on the other hand the impulse to raise the value of the
voucher so it is more useful in the market at the expense of serving fewer
households.

The exercise will also be an occasion to scrutinize the ways we spend
Section 8 dollars on services other than rental assistance. These other
services include the portfolio, supportive services, the Education Project
and other programming, real estate development and administration.
These other uses of the money are valuable but they also mean we leave
households unserved. A while ago | gave the board a single page that
visualizes this trade off. | attach another copy. That document will help
us assess and make these hard choices.

Greater Premium on Efficiency of THA Systems and Staff

The budget discussion will put an increased premium on doing our work
efficiently. For example, we are in the middle of our software conversion.
One hope of that conversion is it will make us more efficient. Our hope
for that will intensify.

Greater Reliance on Service Partnerships

THA will likely intensify its use of partnerships with other organizations
to provide services we may no longer have the resources to provide
ourselves.

Real Estate Development: A Stronger Priority on Purchase
These budget pressures will increase the value of purchasing apartment
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buildings over new construction, for two reasons. First, we would seek
to buy properties that make us money. Second, if the value of tax credits
goes down, we will have fewer dollars to use for new construction.

° Renewed Focus on City, County and State Policies and Support
More generally, if the national government will be less useful as a source
of funding and policies for our work, we will intensify our efforts to help
our city, county and state be more effective in those ways.

SOME COMING ISSUES TO DECIDE
Here are some decisions headed for the Board in 2017. Not all of them are related to the
budget puzzle we may face.

2.1

Voucher Utilization Rates

Our aggregate voucher utilization rate for 2016 was 98.4%. That is pretty good.
Yet, we can tell it is declining as our rental market tightens. This also shows in
the 40% of people who receive our vouchers who then turn them back unused in
because they cannot find a landlord. That turn back rate is approaching rates long
evident in Seattle, King County, Portland and San Diego.

Rising rents are not the only or the main problem. We judge that the value of our
voucher is actually within the range of that portion of the market we aim for. The
larger problem is that, as the market tightens, landlords get choosier when they
select their tenants. The lower income families we serve do not compete well
because their income, credit histories and rental histories are weaker. Studies also
tell us that the rental market still has its full share of unlawful discrimination on
the basis of race, color, disability, and the presence of children.

Staff are devising strategies in response. They will likely some or all of the
following:

) Giving households more time to use the voucher

° The 2017 budget created a position for a “landlord liaison” to recruit
landlords and help families find a home to rent.

Increasing the value of our vouchers

Offering landlords incentive payments

Project basing more vouchers into apartment buildings
Buying apartment buildings that will take vouchers
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2.2  HOP Analysis
We began the HOP program almost five years ago. The five year time limit on
the duration of the rental assistance for work-able households will begin to expire
within the next year. This is a good time to assess how the program is working in
order to help the Board decide from among several options:
° Expand the program to the existing voucher participants. This would be a
way to further “thin the soup.”
) Keep going with the HOP program and continue to transition to it from the
voucher program through natural turnover
° End the program.
The factors that will likely determine this choice include:
° Did the 5 year time limit and the fixed subsidy spur households to increase
their earned income?
° If not, does the 5 year time limit make sense anyway because it gives
others a turn at the rental subsidy?
° If not, does the fixed subsidy make sense anyway as a way to “thin the
soup”.
2.3 Rapid Rehousing Investment

We are in the fourth year of our investment with Pierce County’s Rapid
Rehousing Program. We now give Pierce County about $1.27 million dollars to
serve homeless families with children and homeless young adults. We do this to
make our resources accessible and relevant to these households in crisis who
otherwise find us inaccessible and irrelevant.

This investment means we serve about 100 fewer HOP families, about a 3% drop.
Yet, Pierce County calculates that we can stabilize 300 — 350 families with
children, or about 50% or more of the households families in Tacoma. If that is
true, then this feels like a bargain.

The analysis will determine the following, among other questions:

) how many families and young adults did we serve?

) what percentage do they constitute of the total population in Tacoma or
Pierce County
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what is the quality of their stabilization (even if they did not return to
shelter, are they living from couch to couch or sleeping in a car)

what does Pierce County spend our money on (e.g, security deposits, rent,
services, administrative costs)

The Board will chose from among several options, including:

ending the investment
continuing it

changing its terms
expanding the investment

Expansion of the McCarver Elementary School Housing Assistance Program
This year we plan to propose that the Board approve the expansion of the
McCarver program to other Tacoma elementary schools with ruinous student
turnover rates due to family homelessness. In planning that expansion, staff and
the school district will propose program redesigns to account for what we learned
from five years of evaluation.
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2.4

2.5

Expansion of the College Housing Assistance Program
This year we will complete 3 years of our Tacoma Community College Housing
Assistance Program. That will be the occasion to make some judgements about
the program, including the following types of expansions

expand it at T.C.C. beyond the pilot of 25 households to more closely
match the need of about 150 homeless enrolled T.C.C. students

extend the duration of the rental assistance as necessary to house T.C.C.
graduates of the program who go on to UWT for a four year degree

provide a special set aside of vouches for a cohort of T.C.C. students who
began their coursework in prison and, once released from prison, continue
their studies at the regular campus.

extend the program to students at Bates Technical College, Clover Park
Technical College and UWT.
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DIXON VILLAGE RIBBON CUTTING AND ITS REDICATION TO THOMAS
DIXON

Our fix-up of Dixon Village is done. The Board’s meeting on January 25th will occur at
Dixon Village so Commissioners can see the work. You may wish to note the new
playground equipment. At 3 PM on that date and in that place THA and the Tacoma
Urban League will host a celebration. We will cut the ribbon on the fix-up. We will also
rededicate the property to its namesake, Mr. Thomas Dixon. We will take that chance to
celebrate Mr. Dixon’s remarkable life and works. Mr. Dixon dedicated his life to brining
Tacoma into the civil rights era. As part of that work he led the Tacoma Urban League
for decades.

We expect that local leaders and officials will join us for the celebration. The current
Tacoma Urban League Executive Director Victoria Woodards will preside. We will hear

from contemporaries of Mr. Dixon and Dixon Village residents. Chair Pastor Banks will
represent THA.

I hope all the Commissioners will be able to attend.
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Motion

Adopt a consent motion ratifying the payment of cash disbursements totaling $10,476,398 for the
month of December, 2016.

Approved: January 25,2 17

Dr. Arthur C. Banks, Chair
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Open FuturejResolved|Total Items _
3 [0.00% |Dooooooooo

'WBARS 0 0 3
Totals 194 15  [154 363 | !

THA'’s consultant, eightCloud, went through each of the tasks on this list and estimated the
number of hours it will take to complete it. These hours were then separated between "Track
2 Hrs" and "New Hrs." New hours are mostly made up of new items that we requested of
eightCloud that were not included in the original scope of work while Track 2 Hours are
hours eightCloud needs to spend in order to finish up with the Track 2 items. Below is a

summary of these hours.

Hours Summary

Track 2 657 657 0
' New Ask 19 0 195 B
' 25% Track 2; 75% New 164 41 123
50% Track 2; 50% New 105 52.5 52.5
75% Track 2; 25% New 12 9 13

| * Indicates that the item is 25% related to the original Track II scope and is a 75% New Ask.

i These items are mostly ones where the general scope was captured but additional work is

. needed in order to meet THA”s full requirement.

| ** Indicates that the item is 50% related to the original Track II scope and is a 50% New Ask.
"~ Indicates that the item is 75% related to the original Track I1 scope and is a 25% New Ask.

In order to determine the cost behind each of these line items, we use a rate of $150 per hour.
Using this, we have asked for $56,000 worth of new items and eightCloud has $114,000
worth of work left to do. We budgeted $150,000 for 2017 for this project and whatever
amount we end up spending will need to come out of that amount. Using these numbers, THA
and eightCloud agreed that $56,000 is THA's responsibility, while the remaining $114,000

will be covered by eightCloud.

Based on the hours required and the resources that need to be dedicated to the project, we
devised a schedule that will allow us to go live with Track 2 on or around March 13, 2017.
We will plan to have eightCloud work toward this date but will go-live on April 1, 2017,

allowing us some additional room to ensure we do not need to reset the date again.

The Board will review a resolution this month to increase the eightCloud contract by

$150,000, or up to $1.286 Million. This increase is comprised of three elements:

1. The estimated amount of THA’s responsibility to complete the project: $56,000;

An amount that was unintentionally omitted from Resolution 2016-01-27(2), authorizing

the second amendment to the eightCloud contract: $75,000; and

3. Contingency to ensure we have enough in the contract to finish up the project and to

cover unforeseen items that may come up: $19,000.

This concludes the January, 2017 Administration Department report to the Board.
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3.2 PROGRAM UPDATES

3.2.1 Education Project Update
McCarver Program

McCarver Case Workers continue to accept applications for open slots in the
program. Tacoma Public Schools (TPS) is providing outreach to families
who are McKinney- Vento qualified to encourage application to the program.
In the month of December, there were five new applications received, three
interviews completed and five vouchers issued (applications received in
November). One family was housed.

Children’s Savings Account (CSA) Program

In December, Nicole-Fillmore Meshesha, Employment & Asset Building
Supervisor, joined the CSA program to supervise outreach and engagement
efforts. Cady Handley, Community Services Intern, also joined the team to
help Trisha Mozo, Program Specialist, with outreach and engagement. Since
the team has expanded, the program has seen a significant boost in
enrollment numbers. In December, 8 Kindergartners and 4 Middle Schoolers
enrolled in the CSA program. The increase in enrollment came from presence
at the school during parent-teacher conferences, walk-in referrals at the
Family Investment Center (FIC), and the new event Banking Day, held on
December 14™, Banking Day provided an afternoon of easy access to
Heritage Bank, who provided site-based deposits, as well as deposit
incentives for current families who attended the event and eligible families
who enrolled their children at the event.

3.2.2  General Services Program Update
Family Self-Sufficiency (FSS) Program

FSS clients have been receiving a financial consultation appointment with
our embedded Financial Empowerment Counselor from Sound Outreach,
designed to give clients a base line picture of their current financial status
and tips on how to stabilize in order to build credit or savings. Most clients
are coached in crisis finance management, as many do not have the necessary
resources to focus on future financtal goals.

Fifty THA residents have received initial financial coaching from Sound
Outreach, and 28 clients continue to receive these services on an ongoing

THA CS REPORT 2017-1-25 Page 4
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basis. To date, 8 clients are working towards building credit with the hope of
moving into the homeownership phase of coaching.

Programming at Family Properties

Community Services, in collaboration with Risk Management, led a Fire
Safety and Emergency Preparedness training in December at the Bay Terrace
and Hillside Terrace communities. Between the two properties, 27 residents
attended the events. Tacoma Fire Department’s Pat Rapozzo discussed fire
prevention and safety, offering an interactive demonstration on how to put
fires out using the fire extinguisher, and how to smother fires using salt,
baking soda, and pan lids. Case Worker Valorie Le helped to promote and
facilitate the event, and also offered Vietnamese translation. Similar trainings
will be held at all other THA-operated properties.

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

Housing Choice Voucher utilization is reported at 96.4% for the month of December,
2016. Our utilization increased slightly for the month of December.

Rental Assistance has exhausted the 2015 waiting list and will prepare to open the
waiting list in March, 2017.

Our records show we still have 300 people shopping from all of our programs. We know
not all will be successful but feel we have to get a large number of people in the market
to ensure the clients able to lease up will have the opportunity. Community Services is
providing assistance to this group to ensure all of their barriers are addressed.

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

vouchers:
T T vl Unis o
 ProgramName | W | Leassdand | PTonEe
. B I T it e i
VASH (Veterans Administration 177 173 98%
Supportive Housing)
NED (Non Elderly Disabled) Vouchers 100 99 99%
FUP (Family Unification Program) 50 50 100%
CHOP (Child Welfare Housing 20 19 95%
Opportunity Program)
McCarver Program 50 41 82%
CHAP (College Housing Assistance 25 22 88%
Program)
TOTAL 422 404 96%
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¥ The CHAP program is currently over issuing vouchers in an attempt to increase
utilization. Should this program become over utilized we will discontinue this process.

‘Project-Based Properties | Unity Allocated | Units Leased | - Bﬁ:ﬁ:?ige
Bay Terrace 20 19 95%
Eliza McCabe Townhomes 10 9 90%
Flett Meadows 14 12 86%
Guadalupe Vista 40 38 95%
Harborview Manor 125 124 99%
Hillside Gardens 8 6 75%
Hillside Terrace 9 8 89%
Nativity House 50 48 96%
New Look Apartiments 42 41 98%
Pacific Courtyards 23 22 96%
New Tacoma Phase I1 8 7 88%
Salishan 1-7 340 333 98%
Tyler Square 15 10 67%
TOTAL 704 677 96%
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Thee average unit turn time for the month of December was 64 days for nine (9) units
turned by Tacoma Housing Authority (THA) staff and contractors. Below is a list of
units that exceeded THA’s 20- day expectation. These units will be categorized as
Routine and Extraordinary turns.

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

Hillside 1500 183 (50) days- Unit was in downtime for 7 awaiting staff availability.
Maintenance days were 16. 27 days attributed to leasing efforts. Unit was shown to 5
applicants before being accepted.

Salishan 2 1719 E Harper (46) days- Unit was in downtime for 3 days. Maintenance
work was completed in 15 days. 28 days were attributed to leasing efforts. 3 families
were screened before the unit was offered to a qualified applicant.

Salishan 4 1723 E 46" st, (73) days- Unit was in downtime for 1 day. Maintenance
work was completed in 16 days. 56 days were attributed to leasing efforts. 3 families
were screened before the unit was offered to a qualified applicant.

Salishan 4 4462 E Q st (27) days- Unit was in downtime for 2 days. Maintenance work
was completed in 20 days. 5 days were attributed to leasing efforts. Unit was occupied
by transferring tenant.

Salishan 5 2004 E Q st (62) days- Unit was in downtime for 3 days. Maintenance work
was completed in 11 days. 48 days were attributed to leasing efforts. 3 families were
screened before decision was made to offer unit to transferring tenant that was displaced
by fire in their unit.

Salishan 6 2032 E 43 (53) days- Unit was in downtime for 2 days. Maintenance work
was completed in 16 days. 35 days were attributed to leasing efforts. 3 families were
screened before the unit was offered to a qualified applicant.

Salishan 7 1720 E 46" (77) days- Unit was in downtime for 3 days. Maintenance work

was completed in 17 days. 57 days were attributed to leasing efforts. 2 families were
screened before the unit was offered to a qualified applicant.

Extraordinarv

Salishan 3 4347 E Salishan BLVD (177) days- Unit suffered severe damage on July
4™ due to a fire that affected 3 units in this tri-plex. Unit was brought into compliance
by years end deadline by the Washington State HOusikng Finance Commission
(WSHFC).

THA PM REPORT 2017-01-25 Page 3





















DATE:

TO:

FROM:

January 25, 2017
THA Board of Commissioners

Kathy McCormick
Director of Real Estate Development

Real Estate Development Department Monthly Board Report

1. SALISHAN/HOPE VI

1.1

1 ase II Construction

1.1.1 Area2A, Community Core Development

The Board approved the general Master Plan Concept at its June, 2012
meeting. Staff is :viewing 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 aloci + ild 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
¢ sale of the two lots and the open space closed on December 22, 2016.

2. NEW DEVELOPMENT

2.1

Bay Terrace — Phase 11

Construction is approximately 62.3% complete. The framing is complete on the
mid-rise building. Roo  1is 98% co lete and install: on of the siding is going
well. Crews are also roughing in mechanical, electrical, fire and plumbing. Building
J schedule has slipped by 6 days due to inclement weather. © e contractor is hopeful
to makeup some of this ne now that the building is dried in. Crews are installing
interior drywall and fini es in the town homes (buildings G & H). Exterior painting
is complete on these buildings. Overall the project is on budget and slightly behind
schedule with no major issues to report.

902 South L Street, Suite 2A e Tacoma, Washington 98405-4037
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807 S Prospect is under contract for sale and is expected to close in February.

Relocation for the next 3 households without children has begun. Households are
given 90 days to relocate. THA will provide a housing voucher and relocation
assistance. All 3 households are expected to be successfully relocated in the next 90
days. The remaining households with children will be relocated during the summer
months when children are not in school.

The number of eligible buyers has increased with consistent communication and
outreach efforts.

3.2  Consulting and Community Engagement

Real Estate Development (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 and have exited the partnership. THA is the sole owner of the property and will
lease it to the new partnership once resyndication under the LTHTC 4% program
begins. THA will be the general managing partner for the Alberta J. Canada building.
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 mecting 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.
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CYS is a well-regarded organization that provides emergency and longer-term
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

The 1800 block of Hillside Terrace was demolished during the Bay Terrace Phase |
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 will include a combination of funding: tax credit equity, City of
Tacoma/TCRA funding, private debt, bonds and THA funds. Staff is monitoring tax
credit pricing very carefully to evaluate the impact a lower tax credit rate will have
on the project.

We will submit 9% tax credit allocation request for 2017 the week of January 16™.
Staff has purchased one single family home and is negotiating the purchase of
another home. Both are vacant and located adjacent to the site. Both homes are
estate sales. The single family home foot prints will allow for eight additional
affordable units.

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
the development and financing process and partnership consideration. Hope Sparks
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4.3

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,

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. Work needs to begin by the end of 2017. We are preparing a 9% tax
credit application for the Lofts.

4.3.1 Community Planning Meetings

43.8

4.3.9

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.

City of Tacoma 311 Mobilization

RED in partnership with the Hilltop Action Coalition will facilitate the
outreach and mobilization so that residents of the Hilltop understand and use
the City’s 311 customer service line. This will be completed through a series
of workshops, events, canvassing and literature creation beginning in January
2017. We are negotiating the agreement with the city at this time.

Hilltop Community Engagement Group

Two RED staff will be presenting outreach methods and outcomes from the
summer 2016 Housing Hilltop activities to the Hilltop Engagement Group.
The group will be releasing a Request for Proposal (RFP) to solicit outreach
services from local nonprofit and community-based groups to enhance
awareness among residents regarding financial education and planning
resources, as well as workforce training and apprenticeship opportunities
under a Project Labor Agreement.

4.3.10 Tiny Doors Tacoma

A physical and interactive resource map and guide, 8 miniature doors have
been installed throughout the Hilltop to connect residents to partner resources,
as well as to service a cost free scavenger hunt. Doors are installed at
locations such as; 2" cycle, the Tacoma Urban League, Centro Latino, etc.
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confirmed. This is advantageous because this significantly reduces the exposure to
variances between internal unit cost estimates and actual cost.

Wright Street is scheduled to start construction January 26, 2017; however, in order
to get a jump-start at that site, Walsh will start work in advance on the replacement
of the water lines in common areas starting January 9, 2017, This will reduce the
overall activity at the site when unit work begins and also allow us to get into the
building early to see if there are any hazmat issues.

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. When necessary, the subcontractor is 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.

Given that the predominate portions of K, Fawcett and Wright Street roofs are flat,
roofing work will be postponed until April, 2017. It is more advantageous to
postpone the work to more favorable and recommended conditions (41 degrees F or
higher with dry conditions), than to mitigate moisture infiltration that occurs at this
time of year. Work is scheduled to be completed by September and will not
compromise construction schedules and/or tax credit delivery.

Similar to the approach with the 2016 projects, staff will meet with the Brawner
team in January, 2017 to discuss the budget and forecast allocations to meet the
bond “50% test” for the 2017 projects.

Elevators

Modernization of one of the two elevators at E.B. Wilson passed inspection on
December 29, 2016. Modernization of the second elevator is expected to be
complete by March 15, 2017. Similar to the approach with roofing, the elevator
modernization work has an independent schedule to retain the subcontractor and
accelerate completion.

Because the Fawcett and 6" Avenue sites have one elevator each, elevator
modernization planning required strategic analysis to arrive at the optimum
approach considering construction schedule, relocation costs, resident welfare and
overall project timing. By January 22, 2017, Fawcett will have the upper two floors
vacated and residents relocated so that elevator modernization and unit renovation
work can start.

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

All units are complete at Dixon Village. No more relocation activity is happening.
Relocation activity ended December, 2016.

Ludwig relocation activity is still in progress. There have been thirty-four
households relocated to date and are back in their newly renovated units. One in
progress and six households still waiting relocation. Ludwig is day moves with some
over-night relocation depending on resident needs.

North K Street relocation activity is still in progress. There have been twenty-four
households relocated to date and are back in their newly renovated units. Two
households are currently in relocation status and seventeen houscholds are still
waiting relocation. North K is day moves with some over-night relocation depending
on resident needs.

Fawcett’s Rental Assistance Demonstration (RAD) informational meeting for
residents took place on November 30, 2016. Intake appointments have already
begun with relocation of residents starting January 9, 2017.

Wright Street RAD information meeting for residents took place on December 22,
2016. Intake appointments will begin on January 9 and relocation of residents will
begin on February 2, 2017.

We are still waiting on information for the final two sites, North G Street and 6
Avenue in order to move forward.

Watch list

Environmental — The Department of Ecology (DOE) issued a No Further Action
letter for 6™ Street.

DOE is requiring additional testing 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.

K Street

THA and its consultant were informed by the DOE/Environmental Protection
Agency (EPA) that the K Street plan looks good and only requires minimal
additional testing. Vapor testing to the elevator pit needs to be performed to assure
there are no toxic emissions. The testing will take one week and will begin on
January 9, 2017.
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Wright Street
The most significant issue is the house across the alley in which we were unable to

gain permission to test. As the contaminated dirt is right next to the neighboring
property, EPA informs us that we need to delineate just where it ends and verify if it
is indeed on the neighboring property. They have the enforcement necessary to get
cooperation from the neighboring property owner to allow testing.

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
Renew Tacoma Housing LLLP’s property. If necessary, an option available to THA
would be to purchase the neighboring property and turn it into a parking lot. At this
point, THA will wait for EPA.

Legal Counsel sent a letter to Superior Linen informing them that and a formal
complaint will be filed against them for restitution for environmental expenses.
Legal counsel for Superior Linen responded and respectfully requested additional
time to respond to the formal complaint. We await their response.

The balance of the proposed work plan looked acceptable to EPA with just a few
revisions to testing locations. The additional testing at Wright Street will be
following the testing at K Street (see above). If all goes well with the testing, EPA
will determine what the long-term monitoring will look like.

54 Problems Encountered

J.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 at E.B. Wilson 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. THA drew down on elevator
materials in 2016. After consulting with a Certified Public Accountant
(CPA), it now appears to be the case that the costs associated with the labor
performed in 2017 at E.B. Wilson, may be included in tax credit eligible
basis.

3.4.2 Description
Ludwig Abatement.
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Walsh provided some context for why meeting the Minority and Women
Business Enterprise (MWBE) goals are a challenge:

The small 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 is not delivered, there is a
serious financial and reputational risk. Also, if there are delays in the
work, the project will face increased relocation costs;

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

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

There has been difficulty identifying MWBE subs, unfortunately
Walsh’s outreach results were not what they had hoped; and,
Walsh’s outreach efforts, such as town hall meetings, advertising,
speaking at NAMC meetings, and phone calls were outstanding. We
stmply had trouble finding MWBE subcontractors. It is possible that
this can be attributed to the significant amount of work underway in
the South Sound.
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