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REGULAR MEETING 
Board of Commissioners 

 

SEPTEMBER 28, 2022 
 

The Board of Commissioners of the Housing Authority of the City of Tacoma will hold a Regular 

Meeting on Wednesday, September 28, 2022, at 4:45 pm via Zoom and at 902 South L Street, 

Tacoma, WA 98405. 

 
https://us02web.zoom.us/j/82245634727   / Meeting ID: 822 4563 4727 / Dial: (253) 215-8782 

The site is accessible to people with disabilities. Persons who require special accommodations should 

contact Sha Peterson (253) 207-4450, before 4:00 pm the day before the scheduled meeting. 

 
 

I, Sha Peterson, certify that on or before September 20, 2022, I FAXED/EMAILED, the preceding 

PUBLIC MEETING NOTICE before: 

 
City of Tacoma 747 Market Street, Room 800 CityClerk@cityoftacoma.com 

 Tacoma, WA 98402   

 

Northwest Justice Project 715 Tacoma Avenue South   

  Tacoma, WA 98402 

 

KCPQ-TV/Channel 13 1813 Westlake Avenue North tips@q13fox.com  

 Seattle, WA 98109 

 

KSTW-TV/CW 11      1715 East Madison Street         cw11@kstwtv.com 

 Seattle, WA 98122 

 

KNKX           930 Broadway                     info@knkx.org    

 Tacoma, WA 98402 

 

Tacoma News Tribune 2602 S. 38th Street, Suite A PMB3       newstips@thenewstribune.com  

 Tacoma, WA 98409 

 

The Tacoma Weekly 2599 Pacific Highway E 

 Fife, WA 98424   

 

and other individuals and organizations with residents reporting applications on file. 

____________________ 

Sha Peterson 

Executive Initiatives Officer 
 

https://us02web.zoom.us/j/82245634727
mailto:CityClerk@cityoftacoma.com
mailto:tips@q13fox.com
mailto:cw11@kstwtv.com
mailto:info@knkx.org
mailto:newstips@thenewstribune.com
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BOARD OF COMMISSIONERS MEETING MINUTES 

SPECIAL SESSION  

TUESDAY, AUGUST 23, 2022 

 

The Commissioners of the Housing Authority of the City of Tacoma met in Special Session 

at 902 South L Street, Tacoma, WA 98405 and via Zoom on Tuesday, August 23, 2022, for 

the Board Retreat.  

 

1. CALL TO ORDER 

 

Chair Rumbaugh called the meeting of the Board of Commissioners of the Housing 

Authority of the City of Tacoma (THA) to order at 4:45 pm.   

 

2. ROLL CALL 

 

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

PRESENT ABSENT 

Commissioners 

Chair Stanley Rumbaugh  

Vice Chair Shennetta Smith  

Commissioner Derek Young  

Commissioner Dr. Minh-Anh Hodge  

Commissioner Pastor Michael Purter  

Staff 

April Black, Executive Director   

Sha Peterson, Executive Initiatives Officer  

Julie LaRocque, Interim Deputy 

Executive Director 

 

Jorge Perez, Finance Director  

 Jeanne Thurston, Human Resources 

Director 

Sandy Burgess, Administrative Services 

Director 

 

Aley Thompson, Interim Rental 

Assistance Director 

 

Cacey Hanauer, Client Support and 

Empowerment Director 

 

Katie Escudero, Interim Policy, 

Innovation and Evaluation Director 

 

 

Chair Rumbaugh declared there was a quorum present @ 4:46 pm and proceeded.  

 

 

 



 

THA MEETING MINUTES 2022-08-23  Page 2 

 

3. BOARD RETREAT 

 

Agenda 

1. Opening of Space 

2. Review of Agenda 

3. Check-in 

4. Setting Ground Rules 

5. The Objective 

6. Understanding Working Assignments 

7. Reflection 

8. Drafting the Working Agreement 

9. Voting on the Working Agreement 

10. Closing of Space and Reflection 

 

Session Objectives 

The Board of Commissioners defined how the team will: 

• Actualize THA values-based group and individual behavior 

• Engage and support THA staff 

• Intentionally build goodwill and trust with one another 

• Hold itself accountable in service of the defined working agreement 

 

Check-in 

The Board of Commissioners; Leadership Team; and Diversity, Equity, Inclusion and 

Belonging Committee discussed what they hope to achieve during the special session of 

the Board and what teamwork means them and why they think it is important. They also 

shared what their relationship is to music. 

 

Setting Ground Rules 

1. What are ground rules? 

• Respectful dialogue 

• Common understanding of acceptable behavior  

• Conversational guardrails 

• Agreeing 

• Order 

• Listening intently  

 

2. Do you agree that ground rules are important for group and individual-level 

psychological safety?  

 

3. How might we hold ourselves and each other accountable when we fail to observe our 

commitment to the ground rules? 

• Calling people in respectfully 

• Adapt your responses 

• Express how you feel 
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4. How should we behave when receiving constructive feedback? 

•  Conduct ourselves as mature adults 

• Acknowledge feedback and ask for clarification 

• Show gratitude 

• Don’t take it personally 

• Refer to ground rules 

 

What is a working agreement? 

 
 

• Positive and uplifting outcomes for all involved in THA process 

• Excellence in service to community and excellence in service to staff 

• Focus on how we can be best employer and housing authority  

 

What is a working agreement? 

1. What should be important to us as THA leadership? 

2. What are our organizational values and core principles? 

3. As a collective, are we aligned with our espoused values and core principles? 

4. What behaviors should we agree to as a team? 

5. How can we center equity and antic-oppressive practice in our decision-making? 

6. How should the Board and staff interact? 

7. How do you define accountability? 

 

5. COMMENTS 

 

Chair Smith thanked staff for their participation. Vice Chair Hodge added that inclusion 

is very important, but we must find a way to make it meaningful. Commissioner Purter 

suggested following up on the agreement.   

 

6. ADJOURNMENT 

 

There being no further business to conduct, the meeting ended at 6:41 pm. 

 

APPROVED AS CORRECT 

 

 Adopted:  September 28, 2022                   

        ______________________ 

         Shennetta Smith, Chair 
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BOARD OF COMMISSIONERS MEETING MINUTES 

ANNUAL SESSION  

WEDNESDAY, AUGUST 24, 2022 

 

The Commissioners of the Housing Authority of the City of Tacoma met in Annual 

Meeting at 902 South L Street, Tacoma, WA 98405 and via Zoom at 4:45 PM on 

Wednesday, August 24, 2022.O ORDER 

 

Chair Rumbaugh called the meeting of the Board of Commissioners of the Housing 

Authority of the City of Tacoma (THA) to order at 4:50 PM.   

 

1. ROLL CALL 

 

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

 

PRESENT ABSENT 

Commissioners 

Chair Stanley Rumbaugh  

Vice Chair Shennetta Smith  

Commissioner Dr. Minh-Anh Hodge  

Commissioner Derek Young  

Commissioner Michael Purter  

Staff 

April Black, Executive Director   

Sha Peterson, Executive Initiatives Officer  

Julie LaRocque, Interim Deputy 

Executive Director 

 

Jorge Perez, Finance Director  

Jeanne Thurston, Human Resources 

Director 

 

Marquis Jenkins, Interim Property 

Management Director 

 

Sandy Burgess, Administrative Services 

Director 

 

Aley Thompson, Interim Rental 

Assistance Director 

 

Cacey Hanauer, Client Support and 

Empowerment Director 

 

Adam Ydstie, Policy, Innovation and 

Evaluation Director 

 

William Morse, Director/CIO  

 

Chair Rumbaugh Young declared there was a quorum present @ 4:51 pm and proceeded.  
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Puget Sound Regional Council (PSRC) Executive Director Josh Brown presented 

Tacoma Housing Authority with the VISION 2050 award and congratulated staff and 

commissioners for their innovation, drive, and hard work in making Arlington Youth 

Campus what it is today.  

 

The VISION 2050 Awards celebrate progress to enhance the region’s communities and 

natural environment while advancing equity and opportunity for all. The awards 

recognize innovative work by jurisdictions, Tribes, nonprofit organizations, businesses, 

and other groups in the region to create a better future for central Puget Sound. 

 

PSRC develops policies and coordinates decisions about regional growth, transportation 

and economic development planning within King, Pierce, Snohomish and Kitsap 

counties.  

 

Chair Rumbaugh thanked Josh for the recognition and for the effort it represents.  

 

2. DESIGNATED EXECUTIVE DIRECTOR TO BE TEMPORARY 

CHAIRPERSON 

 

Chair Rumbaugh called for a motion to designate Executive Director April Black to be 

temporary Chair for the nomination of Chair. 

 

3. NOMINATION OF CHAIRPERSON 

 

Chair Rumbaugh called for nominations for the office of Chair of the Board of 

Commissioners. Chair Young nominated Commissioner Smith to serve as Chair. 

Commissioner Hodge seconded the motion. Commissioner Smith accepted the 

nomination. 

 

Upon roll call, the vote was as follows: 

 

AYES:  5 

NAYS: None 

Abstain: None 

Absent: None 

 

Motion approved. 

 

4. NOMINATIONS AND VOTE FOR VICE CHAIR 

 

Executive Director Black turned the chair over to Chair Smith. She called for 

nominations for the office of Vice Chair of the Board of Commissioners. Commissioner 

Young nominated Commissioner Hodge. Chair Smith seconded the motion. 

Commissioner Hodge accepted the nomination.  
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Upon roll call, the vote was as follows: 

 

AYES:  5 

NAYS: None 

Abstain: None 

Absent: None 

 

Motion approved 

   

5. APPOINTMENT TO STANDING COMMITTEES 

 

The Board moved for slate of appointments for the various committees below:  

 

Real Estate Development Committee—Commissioner Rumbaugh, Commissioner Young  

Finance Committee—Vice Chair Hodge, Commissioner Young 

Community Partnerships and Advocacy Committee—Chair Smith, Commissioner Purter 

Education, Housing, Services and Partnerships Committee—Chair Smith, Vice Chair 

Hodge 

Diversity, Equity and Inclusion Committee—Chair Smith, Vice Chair Hodge 

 

6. BY-LAWS REVIEW AND RECOMMENDATION 

 

There were no changes to the By-Laws. ED Black asked The Lindsay Group to redline 

the current By-Laws and also asked the Diversity, Equity, Inclusion and Belonging 

(DEIB) staff committee to review and edit the By-Laws to present at the September 

Board meeting. 

 

Dorsey and Associates reviewed the highlights of the Board Responsibilities included in 

the packet.  

 

7. ANNUAL BOARD CALENDAR OF TOPICS 

 

ED Black worked with staff on an improved board packet, highlighting topics for the 

month including a standing time for advocacy agenda. She is also proposing an annual 

predictable calendar. Chair Smith likes the calendar. Vice Chair Hodge also likes the new 

format and calendar which will save staff time and effort.  

 

8. APPROVAL OF MINUTES OF THE PREVIOUS MEETING 

 

Commissioner Smith asked for any corrections to or discussion of minutes for the Special 

Session of the Board of Commissioners for Friday, June 10, 2022.  Commissioner 

Rumbaugh moved to adopt the minutes. Commissioner Young seconded.    

 

Upon roll call, the vote was as follows: 
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AYES:  5 

NAYS: None 

Abstain: None 

Absent: None 

 

Motion approved. 

 

Commissioner Smith asked for any corrections to or discussion of minutes for the Special 

Session of the Board of Commissioners for Thursday, June 30, 2022.  Commissioner 

Rumbaugh moved to adopt the minutes. Vice Chair Hodge seconded.    

 

Upon roll call, the vote was as follows: 

 

AYES:  5 

NAYS: None 

Abstain: None 

Absent: None 

 

Motion approved. 

 

9.  COMMITTEE REPORTS 

 

The Real Estate Development Committee met in July and discussed the purchase of 

North Highland Court, which was completed in July. The committee also discussed other 

investment opportunities and the agency’s capacity as a developer. ED Black is 

communicating THA’s plan with community partners and continues to solicit potential 

opportunities. THA has been serving as a development consultant for Shilo Baptist 

Church and helped Shilo secure funds. Beacon will be taking development of Shilo, and 

THA will help with additional funding needs.  

 

The Finance Committee met last week and discussed the Brawner report. They also 

discussed Housing Hilltop and the recommendations for a third party. The committee 

discussed the 2023 budget and what increased rents are doing to clients. According to ED 

Black, once there is a firmer scale of how much it will cost the voucher program, THA 

can advocate for funding. Director Thompson added that staff are looking at trying to 

stabilize families and make those coming off the program more successful.  

 

The Community Partnerships and Advocacy Committee will be meeting tomorrow; the 

Education, Housing, Services and Partnerships Committee is scheduled to meet on 

Tuesday; and the Diversity, Equity and Inclusion Committee is scheduled to meet next 

week.  
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10. FINANCE REPORT 

 

Finance Director Jorge Perez reported the financial numbers. The THA audit will be done 

mostly remotely, and budgets are due in September.  

 

11. EXECUTIVE DIRECTOR REPORT 

 

ED Black’s report includes consolidated highlights from the departments: 

• Staff are attempting to use federal funding through congressional set-asides for 

Housing Hilltop, but this funding triggers Housing and Urban Development 

(HUD) requirements. The closing date may potentially move to 2023.  

• The Brawner report included in the Board packet has been shared with the city 

council, state funders and elected officials. It will be presented to the City Council 

on August 30th.  

• ED Black thanked the Board for their time at the retreat, which she felt was a 

productive conversation. She is putting together working agreements to present to 

the DEIB Committee and then to the Board.  

• For the September Board meeting, the board will review the Moving to Work 

(MTW) plan including feedback from staff and the community.  

• ED Black updated her Board report to include advocacy priorities for the Board 

each month. Commissioner Young asked for a column for specific ask of the 

Board. 

 

12. COMMENTS FROM COMMISSIONERS 

 

Commissioners agreed that Chair Smith did a great job on her first meeting as Board 

Chair. Commissioner Purter thanked THA staff especially Nick Tolley, Sherri Tift, Mike 

Cox, and Mike Foley, as well as the property managers for their beautiful virtual tour of 

THA properties. Commissioner Rumbaugh agreed that they are terrific. Vice Chair 

Hodge thanked Commissioner Purter and Chair Smith who recommended the virtual 

tours. Chair Smith thanked ED Black for her packet and staff for the work they do. 

Commissioner Young appreciates the report changes and THA trying to evolve. It is so 

much easier to get through and digest, he stated.  

 

13. ADJOURNMENT 

 

There being no further business to conduct at the Board of Commissioners Annual 

Meeting, Chair Smith moved to adjourn. All votes were in favor of adjournment. 

 

The Board of Commissioners Annual Reorganization meeting adjourned at 6:19 pm. 

 

APPROVED AS CORRECT 

 

 Adopted:  September 28, 2022                   

        ______________________ 

         Shennetta Smith, Chair 
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TACOMA HOUSING AUTHORITY  

To: THA Board of Commissioners 

From: April Black, Executive Director 

Date: September 28, 2022 

Re: Agency Monthly Report 

 

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

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

 

On the following pages you will find our agency highlights for the month of September. The 

agency updates are categorized as they relate to our long-term goals: 

• Increase the amount of available housing for low-income families 

• Increase housing access and stability 

• Embed principles of diversity, equity, inclusion and belonging (DEIB) in THA’s program, 

culture, and priorities 

• Make THA a great place to work 

Every person at THA contributes to our work and is integral to fulfilling our mission. This report 

represents just a small percentage of the work our team does in service to our community.  

 

 

 

 

 

 

 

 

T H A ’ s  M i s s i o n  

W e  p r o v i d e  h i g h  q u a l i t y ,  s t a b l e  a n d  s u s t a i n a b l e  h o u s i n g  a n d  s u p p o r t i v e  

s e r v i c e s  t o  p e o p l e  i n  n e e d .   I t  d o e s  t h i s  i n  w a y s  t h a t  h e l p  t h e m  p r o s p e r  

a n d  h e l p  o u r  c o m m u n i t i e s  b e c o m e  s a f e ,  v i b r a n t ,  p r o s p e r o u s ,  a t t r a c t i v e  

a n d  j u s t .  
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INCREASE THE AMOUNT OF AFFORDABLE HOUSING FOR LOW INCOME FAMILIES 

HOUSING HILLTOP (231 UNITS) 

Housing Hilltop is THA’s next development project. It will include 231 units of affordable 

housing and 13,000 square feet of commercial space prioritized for local BIPOC businesses. The 

property is along S L Street between S 10th and Earnest S Brazill St. 

FUNDING UPDATES 

The staff director of the Congressional Transportation, Housing and Urban Development 

Committee has approved our request to use the congressionally directed funding for Housing 

Hilltop specifically for tenant improvements in the commercial spaces. We are now working 

with HUD to amend the award such that these funds will not trigger the NEPA requirements the 

project cannot meet.    

We have had conversations with individual County Council members and the Human Services 

Committee of the County Council.  In the meetings, we discussed County funds that had been 

committed to Hillside 1500.  As we have discussed with the board, we cannot move forward 

with redevelopment of Hillside 1500 until after we complete Housing Hilltop.  The commitment 

of funds from the County will expire by that time, and the Council may pursue reallocating 

these funds to Housing Hilltop.    
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POSSIBLE RISKS 

The Environmental Phase I for the north building site for Housing Hilltop revealed the historic 

presence of a laundry business on the Alberta J. Canada parking lot on the northeast corner of 

11th and L Streets.   We are conducting an additional assessment to determine if there is an 

underground storage tank and/or contaminated soil.  We anticipate having this information in 

the next few weeks.     

UPDATE ON CLOSING DATE 

We are still anticipating closing and construction start by the end of 2022.  

POSSIBLE ACQUISTION 

Staff continue to analyze the feasibility of an acquisition of 37 units in Midland, just outside the 

Tacoma city limits. We are exploring Housing Trust Funds, bank financing, and a private 

investment to purchase the property. More details to come. 

INFORM LOCAL OFFICIALS AND COMMUNITY ABOUT OUR PLANS  

This month we presented to the Tacoma City Council, Pierce County Council Human Services 

Committee, and Tacoma Pierce County Affordable Housing Coalition about THA’s work and 

plans to add more affordable housing.  

Here is the link to the August 30th Tacoma City Council Study Session presentation: 

https://cityoftacoma.granicus.com/player/clip/5592?view_id=4&redirect=true&h=f5b788899f6

e64995ed7bff34f15340e  

Here is the link to the Pierce County Human Services Committee packet and video (meeting 

September 20, 2022): https://www.piercecountywa.gov/5179/Human-Services-Committee 

 

 

 

 

 

 

https://cityoftacoma.granicus.com/player/clip/5592?view_id=4&redirect=true&h=f5b788899f6e64995ed7bff34f15340e
https://cityoftacoma.granicus.com/player/clip/5592?view_id=4&redirect=true&h=f5b788899f6e64995ed7bff34f15340e
https://nam10.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.piercecountywa.gov%2F5179%2FHuman-Services-Committee&data=05%7C01%7Cablack%40tacomahousing.org%7C0fd86e51055e4c59f08a08da9b551702%7Ce970a1b2c79c40598d3c6a69e30395f5%7C1%7C0%7C637993087052935498%7CUnknown%7CTWFpbGZsb3d8eyJWIjoiMC4wLjAwMDAiLCJQIjoiV2luMzIiLCJBTiI6Ik1haWwiLCJXVCI6Mn0%3D%7C3000%7C%7C%7C&sdata=gkZJXSzpgfHHAqZ8usg5GMsROl%2BEc5V2jXORKOrOnTw%3D&reserved=0
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INCREASE HOUSING ACCESS AND STABILITY 

UNDERSTANDING WHO WE SERVE 

Last month, the Board was provided with a preview of a report summarizing some key data 

points about who we serve. The full report has been completed and is attached to this month’s 

report. The Resident Characteristics Report is a new endeavor for the PIE Department and the 

staff intend to make this an annual effort, ensuring staff and leadership know about who we 

serve, identify disparities, and drive strategy to close those gaps in a data-informed way.  

RESOLVE TENANT DEBTS IN THA’S PORTFOLIO  

We are still working to resolve tenant debts in THA’s portfolio. We are working with a local 

funder to see if there are options to help with this. If not, you will see a resolution to use THA 

funds in October. 

LOTS OF SUMMER LUNCHES AND BACKPACKS DISTRIBUTED IN THE PORTFOLIO 

This Summer CSE helped facilitate 3,585 total lunch deliveries for kids, we gave out 1,715 in 

August alone. 

The 2Gen team, Maintenance, and Property Management held a Back-to-School event at Bay 
Terrace where they gave away more than 100 backpacks, had a resource fair and a DJ, provided 
food and solicited community feedback about what to do with the newly vacated community 
space! 
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SHARED SERVICES CHILDCARE EFFORTS 

Staff met with Sen. Murray’s office to talk about Shared Services and Childcare 

efforts.  Foundation for Tacoma Students (FFTS) is leading a collaborative partnership that 

includes THA, First 5 Fundamentals, Child Care Resources and others.  We hope for federal 

funding to support this work. 

UPGRADED COMMUNITY ROOM AT BERGERSON TERRACE  

Trish Mozo, Martha Matthias, Marquis Jenkins and Regina Rios hosted the grand opening of 

Bergerson Terrace’s newly redone Community Room!  It was a well-attended event where folks 

were welcomed to the new space with food, art activities, cake, games and a resource fair.  The 

new room looks amazing! 

NEW SMOKE FREE SIGNS AT THA PROPERTIES 

Tacoma-Pierce County Health Department gave the properties over 20 sandwich board 

promoting a smoke free environment and these will be placed in the midrise common areas. 

RENTAL ASSISTANCE PROGRAM HIGHLIGHTS 

Utilization:    

• Overall agency utilization is 98%. We will begin to issue vouchers to account for attrition 

and to boost utilization.  We will also absorb all Port-ins by the end of the year. 

• Emergency Housing Voucher (EHV) utilization has reached 41%, which is slightly below 

the national average. Family Utilization Program (FUP) utilization is over 90% and we’ve 

identified FUP waitlist households eligible for EHVs. Foster Youth to Independence (FYI) 

voucher utilization is coming along at 7% 

Housing Success: 

• 55% is the housing success rate for people searching for housing with vouchers. HUD 

released the 2023 Fair Market Rents (FMR) and the increases were over 10% nationally 

and around 11% in our jurisdiction. Rental Assistance is working with Policy, 

Improvement, and Evaluation (PIE) to develop recommendations about our Payment 

Standards to increase the value of a voucher and improve THA’s housing success rate. 

These recommendations will be presented at the October Board meeting.  

• 86 days is the average length of time it takes prospective residents to find housing 
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Clients Served Last Month (August): 

• 39 new admissions were housed (voucher programs) 

• 311 recertifications & relocations were completed  

• 433 Inspections were completed  

• 750 Customers visited 902 S L St.  

Trends to highlight:   

• 21% ($185) is the average rent increase in August 

• $1,473 is the average contract rent for units leased with THA rental subsidy in the past 

year 

 

EMBED PRINCIPLES OF DIVERSITY, EQUITY, INCLUSION, AND BE LONGING (DEIB) IN 

THA’S PROGRAMS, CULTURE, AND PRIORITIES  

 

EXPANDING JOB OPPORTUNITIES FOR CUSTOMERS 

Multiple departments started collaborating about a THA position to support resident hiring and 

working together to develop a strategy for increasing our employment support for 

residents.  This team meets weekly and is hoping to have a finalized job description within a 

couple of weeks 

COMMUNITY OUTREACH 

Staff began meeting with the Hilltop Action Coalition to finalize a new contract and build some 

new relationships to support the community development work being done with Hilltop 

residents. About 20 THA staff also attended the Hilltop Street Fair to share information about 

THA’s programs and hear from the local community. 

MAKE THA A GREAT PLACE TO WORK 

PROVIDE STAFF WITH THE TOOLS THEY NEED TO DO THEIR JOBS  

THA began the first comprehensive training with Yardi this past month. For the first time, team 

members in a variety of different areas were able to train within the Yardi system using actual 

THA data. This was made possible because of the first large-scale data conversion THA 

completed since the last report.  
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These first training sessions are just the start. Training, configuration, and data migration will 

continue until the project’s scheduled go-live in September or October of 2023. 

BEGIN LOOKING AT EMPLOYEE DATA TO INFORM FUTURE STRATEGIES  

You will find two attachments to this report. One is a summary of staff retention data. You will 

see our turnover data is similar to local trends. We are still focused on reducing staff turnover 

and making THA a place where people want to work, grow, and retire.  

The second data summary relates to staff demographic information as they compare to the 

customers THA serves.   

 

FOLLOW UP FROM AUGUST BOARD MEETING 

WORKING AGREEMENTS 

The THA Board, Staff DEIB Steering Committee and THA Leadership team met on August 23rd to 

participate in a retreat. Attached are the materials used by our facilitator, Dr. Preston Lindsay.  

The retreat was a good opportunity to connect with each other and to have staff interact 

directly with the Board. To create working agreements, we were asked several questions. After 

the 2nd hour of the retreat, it was clear we need more training, and all staff need to be 

included in more decision making about engaging equity and anti-oppressive practices.  

After further discussion with the Board DEIB Subcommittee and staff DEIB Steering Committee, 

we are going to continue to focus our efforts on bringing in training for all staff. Bringing in that 

training is taking a little longer than expected because we are trying to be clear about what we 

are looking for, use equitable and accessible procurement practices, and get this right. It is 

likely we will not be offering the first training until late fall.  

BYLAWS 

As a follow up to the August Board meeting, I asked The Lindsay Group for specific policy 

recommendations about THA’s Board Bylaws. We shared those recommendations with staff 

and Commissioners on September 14th. I am recommending the Board and Staff DEIB 

Committee review the information from The Lindsay Group and make recommendations to the 

full Board in October.  
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A LOOK AHEAD: OCTOBER BOARD FOCUS 

 Our October Board meeting will be focused on an analysis of the rental market, considering 

changes to the payment standards, reviewing how changes impact THA’s budget, and setting 

voucher leasing goals that will be incorporated into the upcoming budget. 

ADVOCACY ITEMS 

We currently have five advocacy priorities. 

1: ARLINGTON SERVICES FUNDING 

Arlington Drive is an ambitious housing program supporting young people with high needs.  To 

ensure they get the support they need to thrive, intensive round-the-clock services are an 

integral part of program operations.  In the previous biennium, Arlington Drive received $4.25M 

from the state via a proviso to fund the services.  Staff are working closely with The Department 

of Commerce, our partners, and local funders to secure ongoing service funding and will be 

hard at work throughout the legislative session advocating for continued funding.  

We have created a one-page document describing the successes of the project to-date. It is 

attached to this report. 

2: FEDERAL DELEGATION 

Congress is in the process of creating and passing the FY 23 Federal Budget. This is our primary 

source of income. While the current versions of the budget show an increase to our programs, 

the income increases are outpaced by market rent increases and inflation. We need to 

advocate for more funding for existing programs and customers -therefore we will be working 

diligently to communicate to our Congressional delegation that a robust increase to vouchers is 

necessary to counter the rent increases and inflation, especially considering HUD’s increases to 

FMR standards.  

There is also a growing number of people in need of housing. Housing should be a human right. 

We will be advocating for an expansion of federal tax credits supporting the LIHTC program, to 

increase the amount of housing that serves sub-30% AMI with supportive services that can be 

built in our State, and in Pierce County/Tacoma. 

Finally, we will work with our delegation on modifying the federal rule that disallows using our 

federal dollars to pay for tenant debt forgiveness. Providing more flexibility in this matter will 

allow us to serve our customers more equitably while maintaining fiscal responsibility more 

equitably. 
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3: SHARED SERVICES CHILD CARE FUNDING 

Foundation for Tacoma Students (FFTS) submitted a request for Congressionally directed 

spending for our partnered project to increase childcare access (Shared Services Childcare 

Efforts, page 5). Senator Patty Murray has gotten the request into the Senate budget. We need 

to advocate keeping it in the final budget request.  

4: ACQUISITION FUNDS 

THA’s voucher holders continue to be challenged with finding available housing. Only about 

50% of the households with subsidies that are looking for housing successfully find housing. 

This means people could afford to pay their rent if only there was housing for them to rent. THA 

is attempting to impact this challenge by purchasing housing that could immediately be rented 

to voucher holders. We bought North Highland Court in 2022. More acquisition funding from 

local, state, or federal sources could help us buy more housing to rent to extremely low-income 

renters. We will be advocating with local partners to expand and make more flexible the State’s 

Rapid Capital Acquisition (RCA) program so that we can quickly take advantage of 

land/development sales when they come on the market. 

We will also be working with local partners to ensure that Pierce County/Tacoma has more 

projects proposed in for direct appropriation as we advocate for State spending in our region. 

5: ADU-DADU AFFORDABILITY INCENTIVES 

THA will work with City and State partners to help design affordability incentives for 

homeowners who wish to build Accessory Dwelling Units (ADU’s) or Detached Accessory 

Dwelling Units (DADU’s) on their properties. These affordability incentives could include 

housing a voucher holder for a designated period in return for favorable loans, simple design 

and permitting, or other benefits. ADU-DADU construction has the potential to support our 

housing supply needs or have a negative impact on local affordability, depending on how we 

approach it. 

ACTION ITEMS 

We currently have three action items. 

1: AVIVA CROSSING INFRASTRUCTURE 

THA will be working with the City of Tacoma on a 2023 Capital appropriation request to fund a 

significant portion of the infrastructure work required to move forward with the Aviva Crossing 

development in the coming years. 
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2: HILLSIDE 1500 REALLOCATION 

THA is working with Pierce County to approve a reallocation of the funding awarded to Hillside 

1500 ($1.1M) to the Housing Hilltop project considering the difficulties presented by the 

Congressionally directed funding. 

3: ADDRESSING THE DIGITAL DIVIDE -THA PILOT PROJECT 

THA has engaged TPU and community partners to begin crafting a pilot project that utilizes the 

City-owned fiber backbone to install equitable ethernet and Wi-Fi access at THA properties. We 

are hoping to have a pilot project designed and put in place in the coming year that supports 

budgeting and build-out of all THA’s portfolio in due time.  
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2021 RESIDENT CHARACTERISTICS ANALYSIS 
Prepared by Daniel Stutman, Data Analyst | Policy, Innovation, and Evaluation 
September 2022 

Introduction 
The Resident Characteristics Analysis is a new endeavor for Tacoma Housing Authority (THA), with the goal of describing 
some of the key characteristics of the people THA serves to a wide variety of audiences. It was developed with THA 
strategy, stakeholder interests, and the broader community in mind. It spans a variety of topics and comparisons to 
describe the populations that THA serves, primarily at the household level and in the timeline of an entire calendar year. 
The major population of interest are the households served in one of three main THA programs at any time during the 
2021 calendar year. In some instances, comparisons are made across years from 2019-2021 to monitor trends and/or 
differential impacts. The programs used for comparison are: 

�x Tenant Based Vouchers (TBV): households residing in apartments owned by private landlords 
�x THA Properties: households residing in properties owned and managed by Tacoma Housing Authority 
�x 3rd Party Project-based Vouchers (PBV): households residing in properties owned and managed by 3rd party 

organizations 

�/�š���•�Z�}�µ�o�����������v�}�š�������š�Z���š���‰�Œ�}�P�Œ���u���‰���Œ�š�]���]�‰���v�š�•���]�v���d�,���[�•���o�}�����o�U���v�}�v-traditional programs (i.e., Property-based Subsidy 
program, Rapid Rehousing, etc.) are tracked by partners and maintained �}�µ�š�•�]�������}�(���d�,���[�•�������u�]�v�]�•�š�Œ���š�]�À���������š�����•�Ç�•�š���u�U��
therefore they are not represented in this analysis. Similarly, households who ported out to another jurisdiction are also 
excluded. 

Key Findings 
Households Served 

�x Total households served in 2021 returned to 2019 levels at approximately 4,900 households 
�x Tenant Based Voucher Households remained the majority of households served (60%) but were slightly 

decreasing year-over-year as a percentage of the total households served while Project Based Voucher 
Households were slightly increasing in proportion 

Household Demographics 
�x A higher percentage of households served in 2021 self-identified as BIPOC (49%) compared with White (not 

Hispanic or Latino) (34%) 
�x Racial/Ethnic representation Black, Indigenous, and People of Color (BIPOC), White (not Hispanic or Latino), and 

unknown race/ethnicity varied by program category 
�x Some Race/Ethnic groups were more highly represented in 2021 households served than others when 

comparing to Tacoma Families in Poverty Census data 
�x The majority of households served were female-headed households (74%) 
�x In 2021, 45% of all households served were disabled and 30% were elderly (62+) 
�x Female head of households tended to be younger than males, median 49 and 59 years old, respectively 
�x In 2021, 51% were single-person households, and nearly 70% were single or 2-person households. 

Income 
�x In recent years, Tacoma Family Area Median Income (AMI) has increased while THA Household relative income 

(%AMI) has decreased 
�x In 2021, 3rd Party PBV Program households had the highest proportion of Extremely Low-Income Households, 

92% 
�x In recent years, a greater proportion of the total households served were in the bottom 2/3s of the Extremely 

Low-Income category 
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�x Household income, represented as a percentage of Tacoma AMI (controlling for year and household size), varied 
by year of service, Program, household size, head of household gender, self-reported race and ethnicity, Zip 
code, and other demographics 

Location  
�x Nearly 50% of all 2021 households served resided in 3 Zip Codes: 98404, 98405, and 98409 
�x Households served in the Tenant Based Voucher program in 2021 appeared to vary in geographic distribution 

when comparing White (not Hispanic or Latino) households with BIPOC households, most notably with greater 
concentration of BIPOC households to the southeast regions of Tacoma 

Exits 
�x In 2021, program exit turnover returned to near 2019 levels following a decrease in 2020 
�x Program exit turnover was highest in the 3rd Party PBV program (12%), lowest in the THA Portfolio Program (5%) 

Table 1. Selected Characteristics of Households Served in 2021, by Program 
A subset of characteristics is presented by program category and combined in the final column. A total of 4,854 
households were served in 2021.1 Statistics used may vary slightly by measure and are described with the use of 
parenthesis. For instance, the Number of Children Served in the Household Counts Section is paired with a percentage 
for each Program representing the proportion of the total number found in the Combined column (which adds to 100%). 
However, the Number of Households with Children measure in the Selected Household Demographics section is 
presented as a percentage of the total Number of Households Served per Program found in the Household Counts 
section. 

Measure 
Tenant-
Based 

Vouchers 

THA 
Portfolio 

3rd Party 
PBV 

Combined 

Household Counts 

No. (% of Combined Total) of Households Served 
2,849 

(58.7%) 
1,432 

(29.5%) 
573 

(11.8%) 
4,854 

(100%) 

No. (% of Combined Total) of Individuals Served 
6,117 

(58.3%) 
3,451 

(32.9%) 
916 

(8.7%) 
10,484 
(100%) 

No. (% of Combined Total) Children Served 
2,161 

(56.2%) 
1,418 

(36.9%) 
265 

(6.9%) 
3,844 

(100%) 
Household Income 
Median Gross Household Income $12,976 $12,318 $9,876 $12,192 
Median Gross Household % AMI 18.3% 17.3% 15.3% 17.5% 
Household Size 
Median Household Size 1 2 1 1 
Average Household Size 2.1 2.4 1.6 2.2 
Selected Household Demographics 
Median Age of Head of Household 53 48 58 53 

No. (%) Households with Children 
987 

(34.6%) 
606 

(42.3%) 
125 

(21.8%) 
1,718 

(35.4%) 

No. (%) Elderly Households 
860 

(30.2%) 
384 

(26.8%) 
223 

(38.9%) 
1,467 

(30.2%) 

No. (%) Disabled Households 
1,402 

(49.2%) 
480 

(33.5%) 
282 

(49.2%) 
2,164 

(44.6%) 

 
1 Excluding Property-Based Subsidy, Local Non-Traditional Households, Port Outs, and the Homeownership Program. The Homeownership Program 
data was excluded such that the included 3 Program populations add to 100% of the Combined group. This also applies wherever comparisons are 
made between the 3 Programs in other sections of this analysis. 
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No. (%) Work-able Households 
1,144 

(40.2%) 
763 

(53.3%) 
182 

(31.8%) 
2,089 

(43.0%) 

No. (%) BIPOC Households 
1,349 

(47.3%) 
844 

(58.9%) 
183 

(31.9%) 
2,376 

(48.9%) 

No. (%) White (not Hispanic or Latino) Households 
1,022 

(35.9%) 
404 

(28.2%) 
223 

(38.9%) 
1,649 

(34.0%) 

Methods 
This analysis incorporates a new approach to describing household income, by extending the routine focus from average 
household gross income alone to include household gross �]�v���}�u�������•�������‰���Œ�����v�š���P�����}�(���d�����}�u���[�•�����Œ�������D�����]���v���/�v���}�u����
(AMI), which varies by year and the number of people in a household. AMI is a measure based upon the median income 
statistic, which is equal to the 50th percentile income in a population distribution. It is the mid-way point between the 
lowest and highest income. It tends to be less sensitive to extremely high incomes which could throw off an average and 
lose its representative quality to some degree. This innovation enables an improved way to compare household finances 
while controlling for factors like year (while the region is experiencing rapid inflation) and household size. For instance, 
the relative value of a particular gross household income will lead to different % AMI if the household has 1 or 5 
members, and/or has the same income in 2019 and 2021 (Table 2 and Figure A).  

Many of the components in this analysis depict variation in households served by Program, ZIP code, and upon multiple 
demographics: age, gender, race/ethnicity, elderly/disability status, household size, number of adults, and number of 
children. A race/ethnic comparison of THA households served relative to the proportion of Tacoma families in poverty 
from a U.S. Census data source is also presented. In the latter sections (and Appendix), the analysis takes a more in-
depth look into household income comparisons including median AMI, AMI distributions, and a low-income bucketing 
system facilitated by the AMI shift described above. The low-income bucketing system relates to AMI: 

�x Extremely Low Income: 0 to 30% (exclusive) AMI 
�x Very Low Income: 30% (inclusive) to 50% (exclusive) AMI 
�x Low Income: 50% (inclusive) to 80% (exclusive) AMI 

The findings in this analysis are designed to inform diverse audiences about some of the key characteristics of the 
households THA serves and does not claim to represent every important aspect of the population THA serves. This work 
may then serve as a reference document for subsequent inquiries for interested parties. 

Table 2. THA Household Income Compared with Tacoma Area Median Income, 2019-2021  
The households THA serves have decreasing income levels relative to the overall Tacoma population. While the 
Tacoma Area Median Income increased from 2019 to 2021, THA household AMI decreased. 2022 data indicates the 
largest year-year increase in Tacoma AMI of 11.7%. Tacoma AMI Source: Multifamily Tax Subsidy Income Limits, Office of 
Policy Development and Research | U.S. Department of Housing and Urban Development. 
https://www.huduser.gov/portal/datasets/mtsp.html. 

 

Tacoma Area Median Income  
($, %change)

$80,200 $87,300 8.9% $91,100 4.4% $101,800 11.7%

THA Average Household Income            
($, %change)

$16,821 $17,088 1.6% $17,344 1.5%

THA Median Household Income 
($, %change)

$12,210 $12,410 1.6% $12,192 -1.8%

THA Median Household %AMI                     
(%, %change)

19.6% 18.5% -1.1% 17.5% -1.0%

2021 2022
Year

Measure
2019 2020
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Limitations 
Several limitations occur in this analysis due to the quality of real-time and accurate income information. Household 
income certification may occur upon different yearly scheduled intervals (yearly, biannual, triannual), such that data lag 
may occur. However, these limitations are spread throughout the household population and may be equalized to some 
degree. Likewise, unreported head of household race and ethnicity may reduce the power of some demographic 
comparisons and may be opportunities for improved data collection. 
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1. Households Served 
Figure 1. Total Households Served, 2019-2021  
A total of 4,881 households were served in 2021 irrespective of duration in program, which was a 2.3% increase from 
2020. In 2020, the number of households served decreased 3.9% from the previous year possibly influenced by 
�t���•�Z�]�v�P�š�}�v���^�š���š���[�•�����À�]���š�]�}�v���D�}�Œ���š�}�Œ�]�µ�u���Á�Z�]���Z�����v���������:�µ�v�����ï�ì�U���î�ì�î�í�X2 

 

Figure 2. 2021 Households Served by Program 
The majority of households were served in the Tenant Based Voucher Program, representing 2,849 (58.7%) of 4,854 
voucher households served in 2021.3 

 

 
2 Excluding Property-Based Subsidy, Local Non-Traditional Households, and Port Outs. 

3 Excluding Property-Based Subsidy, Local Non-Traditional Households, Port Outs, and Homeownership Program Vouchers. 
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Figure 3. Proportion of Total Households Served by Program, 2019-2021 
While the majority (~60%) of households were served in Tenant Based Voucher programs, the proportion (and total 
number) of TBV households decreased while those served in THA Portfolio and 3rd Party PBV Programs increased from 
2019-2021. 

 

Figure 4. Overall Program Entries and Exits, 2019-2021 
The majority of households served remain on program from year to year (85.6% in 2021). In 2021, the proportion of all 
household entries and exits were nearly equal, at 7.2% and 7.0%, respectively, while 0.2% of all households served 
entered and exited in the same calendar year. In 2020, there was a decrease in the proportion of new entries and exits, 
�o�]�l���o�Ç�������Œ���(�o�����š�]�}�v���}�(���t���•�Z�]�v�P�š�}�v���^�š���š���[�•�����À�]���š�]�}�v���D�}�Œ���š�}�Œ�]�µ�u���Á�Z�]���Z�����v���������:�µ�v�����ï�ì�U���î�ì�î�í. Percentages are based on 
proportion of total by year. 
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Figure 5. Entries and Exits by Program, 2019-2021 
Household turnover differs by program, with the highest rates of exiting found in the 3rd Party PBV population (12.2% 
in 2021, including Same Year Exit) and the lowest rates of exiting in the THA Portfolio population (5.3% in 2021, 
including Same Year Exit). Decreases in attrition can be seen in 2020 for all Program areas, however the impact of 
Eviction Moratorium may have affected these rates differently. 
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2. Geographic Distribution of Households Served 
Figure 6. 2021 Households Served by ZIP Code 
Variation in the number of households served by ZIP code in 2021 can be seen by the color gradient. Darker ZIP codes 
indicate more households served while lighter colors indicate ZIP codes with fewer households served. Showing ZIP 
codes with at least 5 households served. The ZIP code with highest number of households served in 2021, 953 (19.6%), 
was 98404 on the East side of Tacoma. Zip codes 98404, 98405, and 98409 represented 46.5% of 2021 households. 
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Figure 7. 2021 Households Served by ZIP Code and Program 
Since THA Portfolio and 3rd Party PBV programs are property-specific, their household distribution is much narrower than the Tenant Based Voucher 
�W�Œ�}�P�Œ���u�U���Á�Z�]���Z���P���v���Œ���o�o�Ç���(�µ�v���š�]�}�v�����Ç���•�µ���•�]���]�Ì�]�v�P���Z�}�µ�•���Z�}�o���•���š�}���(�]�v�������‰���Œ�š�u���v�š�•���}�v���š�Z�����‰�Œ�]�À���š�����u���Œ�l���š���š�Z�Œ�}�µ�P�Z�}�µ�š���d�,���[�•���i�µ�Œ�]�•���]ction. Variation in the number 
of households served by ZIP code and program in 2021 can be seen by the color gradient. Darker ZIP codes indicate more households served while lighter colors 
indicate ZIP codes with fewer households served. Showing ZIP codes with at least 5 households served. The ZIP code with the highest number of households 
served, 98404, was composed of a majority in the THA Portfolio Program, 704, and a smaller proportion in the Tenant Based Voucher Program, 236. 
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3. Race and Ethnicity of THA Head of Households Served 
Figure 8. 2021 Overall Households Served by BIPOC, White, Unknown 
In 2021, THA served a larger portion of Black, Indigenous, and People of Color (BIPOC)-headed households compared 
with white-headed households (48.8% and 34.2%, respectively), after accounting for Unknown Race and Ethnicity. 
830 (17.0%) households had a Head of Household who had not self-identified a Race and/or Ethnicity category. This 
reduces the power of some comparisons by Race/Ethnicity demographics. 87 (1.8%) Households had an Unknown Race 
however had self-reported Hispanic or Latino origin; these households have been categorized in the BIPOC population 
for this comparison. 

  

Figure 9. 2021 Households Served by Head of Household Race/Ethnicity 
Among households served in 2021, 1,860 (38.1%) Households had a Head of Household which identified as White, and 
1,359 (27.8%) Households had a Head of Household who identified as Black or African American (of any Ethnicity). The 
largest proportion within any Racial group whose Head of Household self-identified as Hispanic or Latino was seen 
with White Head of Households at 3.9%. Percentages shown are out of total 4,881 Households served in 2021. 917 
(18.8%) Households had a Head of Household with unknown Race and/or Ethnicity. 
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Figure 10. 2021 Households Served by BIPOC, White, Unknown and Program 
In 2021, the largest relative portion of BIPOC Households served was seen within the THA Portfolio Program at 844 
(58.9%) of the 1,432 THA Portfolio Households; this program also had the lowest proportion of Unknown Head of 
Household Race/Ethnicity. Unknown Race/Ethnicity contributed larger portions to total households served in the 3rd 
Party PBV and Tenant Based Voucher programs (29.1% and 16.8%). This may affect racial/ethnic comparisons and may 
indicate differences in data capture practices. 

 

Figure 11. 2021 Tenant Based Voucher Geographic Distribution, BIPOC and White 
Some variation in geographic distribution between White (non-Hispanic or Latino) and BIPOC households in the Tenant 
Based Voucher Program can be seen, most notably with greater concentration of BIPOC households to the southeast 
regions of Tacoma. 
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4. Comparing Race/Ethnicity of THA Households with Census Data 
Figure 12. Families in Tacoma by Race/Ethnicity 
Representation of Families in Tacoma ZIP Codes, showing percentage of total families by Race/Ethnicity and number of 
Families. The size of the rectangles corresponds to proportional percentage of the total population. Tacoma had 
87,350 families, with 1,319 American Indian and Alaska Native families, which represents 1.5% of the total population of 
families in Tacoma in 2020. Source: 2020 American Community Survey 5 Year Estimates. NHOPI = Native Hawaiian and 
Other Pacific Islander. AIAN = American Indian and Alaska Native. 

  

Figure 13. 2020 Family Poverty Rates in Tacoma, by Race/Ethnicity 
Poverty rates vary by Race/Ethnicity, with rate and number of families below Federal Poverty Limits shown. Ex. 238 
American Indian and Alaska Native families were beneath Federal Poverty Thresholds, which represents 18.0% of the 
total 1,319 American Indian and Alaska Native families in Tacoma in 2020. Source: 2020 American Community Survey 5 
Year Estimates. 
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Figure 14. Proportion of THA Households Served Compared with Tacoma Families in Poverty, by 
Race/Ethnicity 
Among the Race/Ethnic groups represented in Tacoma and served by THA in 2021, Black or African American- and 
Native Hawaiian and Other Pacific Islander-headed Households were most-highly represented when compared with 
�������Z���P�Œ�}�µ�‰�•�[�����}�Œ�Œ���•�‰�}�v���]�v�P���‰�Œ�}�‰�}�Œ�š�]�}�v���}�(���(���u�]�o�]���•�������v�����š�Z���&�������Œ���o���W�}�À���Œ�š�Ç���d�Z�Œ���•�Z�}�o���•���]�v���d�����}�u�����~�Z�}�Œ�]�Ì�}�v�š���o���Œ������
bars). Blue bars represent groups with are over-represented (orange bars, under-represented), when comparing THA 
Households served with Tacoma Families in Poverty. Take-away: if the bars and horizontal lines were equal for every 
group shown, then the proportion of THA households served by race/ethnicity would match the proportion of Tacoma 
families in poverty by race/ethnicity.4,5 Tacoma Source: 2020 American Community Survey 5 Year Estimates. 

  

 
4 Note: Federal Poverty Thresholds may not correspond to THA criteria for program eligibility based upon % Household Area Median Income. 
However, both account, at least partially, for household size. These unequal categorizations may have affected the comparative rates depicted in 
this visual. 
5 THA rates shown are comprised of the percentage of Race/Ethnic group out of all Households served in 2021 (ex. THA served 1,810 households 
with a White Head of Household, which represents 37.1% of the total 4,881 households served in 2021). Tacoma rates shown are comprised of the 
number of families in poverty for each Race/Ethnic group out of all families in poverty (ex. 4,018 White families in Tacoma were beneath Federal 
Poverty Thresholds, representing 49.9% of the total 8,057 families in Tacoma which were below Federal Poverty Thresholds in 2020). 



Page 16 of 40 
 

5. Gender of Head of Household 
Figure 15. 2021 Households Served by Head of Household Gender 
In 2021, Female-headed households significantly outnumbered Male-headed households almost 3 to 1, at 3,588 
(73.8%) and 1,274 (26.2%), respectively. Presence of Co-Head of Households may change the ratio as well (not shown). 
In another component of this analysis, differences in income by Head of Household Gender, Household Size, and 
Number of Children have been presented (Figures A4, A6-8). 

 

Figure 16. 2021 Households Served by Head of Household Gender and Program 
Proportions of Gender of Head of Household varied by Program in 2021, with the highest relative proportion of 
Female Head of Households seen within the THA Portfolio Program at 76.1% (followed closely by Tenant Based 
Vouchers, 75.6%). 3rd Party PBV had a lower proportion of Female Head of Households, 59.3%. 
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6. Elderly and Disability Status of Household 
Figure 17. 2021 Households Served by Household Elderly and Disability Status 
In 2021, 45% of all Households served were Disabled and 30% were Elderly (orange bars combined). A higher 
proportion of Disabled Households were also Elderly (46.2%) compared with Households which were not Disabled 
(17.4%). 
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Figure 18. 2021 Households Served by Household Elderly, Disability Status, and Program 
In 2021, the Tenant Based Voucher and 3rd Party PBV Programs had the largest proportion of households who were 
disabled, 49.2%. The largest proportion of Elderly (62+) households was with the 3rd Party PBV, 39.0%. 
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7. Age of Head of Household 
Figure 19. 2021 Households Served by Age of Head of Household  
Head of Households 60-69 years of age were the most numerous served (1,068 or 21.9%) for all 10-year age groups in 
2021. Those below 20 or above 89 years old account for 1.0% of the total 4,881 Households served. Median = 53.  

 

Figure 20. 2021 Households Served by Age and Gender of Head of Household  
Age distribution of Households Served differed by Gender of Head of Household, with Females aged 30-39 being the 
most predominant category of all households served, at 848 (23.6%) of the 3,588 Female-Headed Households served in 
2021. Male Head of Households aged 60-69 were the most predominant category among males, representing 376 
(29.5%) of all the 1,274 Male-Headed Households served in 2021. Female-Headed Households represented 73.8% and 
Male-Headed Households represent 26.2% of the total 4,862 Households served in 2021 (excluding Unknown Gender). 
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8. Household Size 
Figure 21. 2021 Households Served by Household Size  
Of all Households served in 2021, 51% were single-person households, and nearly 70% were single or 2-person 
households. Household Size = number of persons in the household. 

 

Figure 22. Overall Distribution of Households Served by Household Size and Program, 2021  
Size of circles and percentages represent the proportion of households served out of all households served in 2021. For 
example, 30.1% of all households served were single-person households with Tenant Based Vouchers (blue circle in 
the column labeled with a 1). This visual provides an additional way of comparing programs and Household size 
alongside the following chart. (All circles and percentages shown add up to 100% combined). 
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Figure 23. Program-Specific Distribution of Households Served by Household Size and Program, 2021  
The distribution of households served by Household Size varied by Program. For example, 73.1% of 3rd Party PBV 
Households were single-person households, while 40.9% of THA Portfolio Households were single-person households in 
2021. (Percentages are Program-Specific; colors independently add to 100%). 
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9. Household Income Comparisons 
Figure 24. 2021 Low-Income Distribution by Program 
Household distribution of Extremely/Very/Low-Income levels varies by Program. 3rd Party PBV Program Households had 
the highest proportion of Extremely Low-Income Households, 91.6%, of all 3rd Party PBV Households served in 2021. 
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Figure 25. Household %AMI Distribution Trend, 2019-2021 
From 2019-2021, increasing proportions of households served had AMIs in the 0-19% range, which corresponds to the 
lower 2/3s of the Extremely Low-Income group [0-30% AMI). Likewise, the upper 1/3 of the Extremely Low-Income 
Group saw decreases in representation from 2020-2021, and other decreases occurred in several of the higher %AMI 
ranges as well.  
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Figure 26. Median %AMI by Household Size and Program, 2021 
Tenant Based Vouchers had the highest (3rd Party PBV had the lowest) household % AMI6 for all household sizes 
served in 2021. Within each program group, variation in household AMI by household size can be seen, with 4-person 
Tenant Based Voucher households having the highest (5-person 3rd Party PBV having the lowest) %AMI of all groups 
shown, 25.1% and 9.4%, respectively.   

 
 
 

 
6 AMI- a % comparison of gross income to the Median Household Income in Tacoma, controlling for household size. Median is the numeric center 
of a distribution, equal to the 50th percentile measure. It was chosen over Average to avoid skewing the chosen statistic due to asymmetric 
distributions. 
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Figure 27. Median Household %AMI by Household Size and Head of Household Gender, 2021 
Household Median %AMI varied by Head of Household Gender and Household Size. For Households with 3+ individuals, 
households headed by males tended to have higher median %AMI than female households. Male-headed households 
with 5 members had the highest %AMI, 28.0%, in 2021. 
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Figure 28. Median %AMI by Household Size and Head of Household Race/Ethnicity, 2021 
Household Median varied by Head of Household Race/Ethnicity and Household Size. For households with 3+ members, 
White (not Hispanic or Latino) head of households (Grey) tended to have higher %AMIs than BIPOC households (Blue). 
Households headed by individuals of Unknown race/ethnicity (Orange) tended to have the lowest %AMI for households 
with 1-5 individual, however had the highest %AMI among households with 6 or more individuals. 
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Figure 29. 2021 Low-Income Distribution by Household Size 
Extremely/Very/Low-Income7 distribution varied by Household size in 2021. In 2021, 89.9% of single person households 
had %AMI in the Extremely Low-Income range, whereas larger household sizes tended to be slightly more evenly 
distributed. 

  
 

 
7 Extremely Low Income: 0 to 30% (exclusive) AMI 
  Very Low Income: 30% (inclusive) to 50% (exclusive) AMI 
  Low Income: 50% (inclusive) to 80% (exclusive) AMI 
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Figure 30. 2021 %AMI Distribution by Gender of Head of Household 
Household %AMI distribution varied with Head of Household Gender in 2021, with greater male than female 
representation in the 10-29% AMI ranges. Female representation at the 0-9% %AMI range was higher than male 
representation. Percentages shown are those by gender among all AMI ranges presented (all blue and orange bars 
separately add to 100%). 
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Figure 31. 2021 Low-Income Distribution by Race/Ethnicity of Head of Household 
Extremely/Very/Low-Income distribution varied slightly by head of household self-reported Race/Ethnicity among 
households served in 2021. Households with Unknown head of household Race/Ethnicity had the highest proportion, 
81.4%, in the Extremely Low-Income group [0-30% AMI), followed by White (not Hispanic or Latino) at 81.2%, and then 
BIPOC households at 73.0%.8 

 
  
 
 

 
8 Data has not been suppressed here due to larger category groupings of Race/Ethnicity and Income. 



Page 30 of 40 
 

Figure 32. 2021 Low-Income Distribution by Race of Head of Household 
Extremely/Very/Low-Income distribution varied slightly by head of household self-reported Race, among households 
served in 2021. Households with White head of households had the highest proportion, 80.5%, in the Extremely-Low 
Income group [0-30% AMI), while Native Hawaiian/Other Pacific Islander had the lowest, 64.3%.  
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Figure 33. 2021 Low-Income Distribution by Household Disability Status 
Household Extremely/Very/Low-Income distribution varied by Household Disability Status in 2021. While both disabled 
and non-disabled households were most largely represented in the Extremely Low-Income band, non-disabled 
households had higher representation in all other ranges income bands compared to disabled households. 

 
 
 
 

Figure 34. 2021 Low-Income Distribution by Household Elderly Status 
Household Extremely/Very/Low-Income distribution varied by Elderly (62+) Status in 2021. While both elderly and non-
elderly households were most largely represented in the Extremely Low-Income band, non-elderly households had 
higher representation in all other income bands compared with elderly. 
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10. Median %AMI by ZIP Code 
Figure 35. 2021 Tenant Based Voucher Median %AMI by ZIP Code  
Variation in median %AMI among households in Tenant Based Voucher Programs in 2021 can be seen across Tacoma ZIP 
Codes.9 In this view, the ZIP codes with the highest (98373, 27%) and lowest (98446, 15%) median %AMI were 
contiguous and located in the southeastern region of Tacoma. Median %AMI range shown: 15% (minimum) to 27% 
(maximum), which are both in the Extremely Low-Income band of 0-30% AMI. 

 
 

 
9 Maximum median AMIs represented with dark blue are not intended to communicate a state of wealth. Showing ZIP codes with at least 5 
households. 
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11. Appendix 
Figure A1. Area Median Income in Tacoma, 2019-2021 
Tacoma Area Median Income depicted by year and household size (solid lines). Low Income groupings (Extremely/Very/Low-Income) and their relative values 
(bands shown as shaded regions) vary by year and household size. Year-upon-year percentage AMI change shown for 2020 and 2021 by household size. AMI 
seemed to increase ~8% from 2019-2020 and ~5% from 2020-2021 across household sizes 1-8. The approach of representing household income as a 
percentage of yearly AMI controls for these variations, enabling improved comparison across years and household sizes. Source: Multifamily Tax Subsidy 
Income Limits, Office of Policy Development and Research | U.S. Department of Housing and Urban Development. 
https://www.huduser.gov/portal/datasets/mtsp.html. 
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Figure A2. %AMI Distribution by Program and Yearly Trend, 2019-2021 
3rd Party PBV Households (orange) had the largest representation in %AMI ranges 0-29% among all programs in years 
2019-2021. From 2020 to 2021, the 3rd Party PBV Program saw a higher decrease in the 20-29% %AMI band compared 
with other programs, and a comparatively consistent representation in 30-39% %AMI from 2020-2021 while the other 
Programs (TBV and THA Portfolio) saw decreases in this range. 
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Figure A3. Median %AMI by Household Size and Program, 2019-2021 
Disaggregating Median %AMI by Program (line colors) and household size depicts wide variation in median %AMI and 
change from 2019-2021. While 3rd Party PBV households tended to have the lowest median %AMI for all household 
sizes and years, yearly changes were less consistent across programs and household sizes.
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Figure A4. Median Household %AMI by Household Size and Head of Household Gender, 2019-2021 
Household Median %AMI varied by Head of Household Gender and Household Size from 2019-2021. For example, 
from 2019-2021, 5-person households headed by males saw large decreases in median %AMI (38.4% to 28.0%) while 
female households saw comparatively minor change (23.0% to 21.9%).  
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Figure A5. Median %AMI by Household Size and Head of Household Race/Ethnicity, 2019-2021 
Household Median varied by Head of Household Race/Ethnicity and Household Size from 2019-2021. For example, 
BIPOC and White (not Hispanic or Latino) households with 4 individuals saw overall decreases in %AMI from 2019-2021, 
while Unknown households of the same size saw an overall increase in %AMI, closing the gap between the group. The 
gap between unknown and known head of household race/ethnicity %AMI change between 2019-2021 was generally 
widened for households with 3 individuals by contrast, largely driven by sharper decreases for households of unknown 
race/ethnicity. 
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Figure A6. 2021 %AMI Distribution by Household Size and Number of Adults in Household (1 vs 2+) 
%AMI distribution varied by Household size and number of adults in the household in 2021. Generally, larger household 
sizes had larger distributions in higher %AMIs ranges comparing households with 2+ adults to those with only 1 adult 
in the household in 2021.  
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Figure A7. 2021 %AMI by Number of Children, Head of Household Gender, and Number of Adults 
In 2021, households with 1 adult (left pane) had lower Household Median %AMIs than households with 2 or more 
adults (right pane) for all counts of children (x-axis) in the household. Of note, it appears that %AMI generally 
decreased with increasing number of children. Comparing households with 1 child to no children, every demographic 
combination (head of household gender, number of adults) had higher %AMI except for Female-headed households 
with 2 or more adults. Other slight differences can be seen between households with Male or Female Head of 
Households. 
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Figure A8. 2021 Tenant Based Voucher Median %AMI by ZIP Code, Number of Adults, and 
Race/Ethnicity  
As additional demographics are brought into view, variation can be seen between and among groups across ZIP codes 
in the region, including presence or absence of groups represented, and their corresponding median %AMI. For 
instance, 1-adult households were represented in ZIP code 98446 (southeast Tacoma), whereas 2+-adult households 
were not represented. In some outer Tacoma ZIP codes such as 98422 (northeast Tacoma) and 98445 (southeast 
Tacoma), 2+-adult households also tended to have higher %AMIs than 1-adult households and seemed to be the areas 
with highest %AMI households within the 2+-adult population of households.10 

 

 
10 Maximum median AMIs represented with dark blue are not intended to communicate a state of wealth. Showing ZIP codes with at least 5 
households. 



THA Staff Turnover Data 
From January 2022 to present, THA has hired 34 new staff members excluding agency temporary staff. There have been 29 separations with 
six of these leaving due to the vaccine mandate and four retirements. This results in a turnover rate of 18.35%. The turnover rate is calculated 
taking the number of separations divided by average number of employees. Using the average number of employees for the year 2022, the 
turnover rate is calculated as 29/158. 
 
The following graphs display the THA turnover rates against National and State Data.  
 
 

 
 

Key takeaway: 
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THA will continue to focus on implementing retention measures to make THA a more attractive place to work, grow, and retire. 
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