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REGULAR MEETING 
BOARD OF COMMISSIONERS 

SEPTEMBER 25, 2024 

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

on Wednesday, September 25, 2024, at 4:45 pm via Zoom and at 902 S L Street, Tacoma, WA 98405. 

https://us02web.zoom.us/j/85216195958 | Meeting ID: 852 1619 5958| 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 5 days prior to meeting, I faxed / EMAILED the preceding 

PUBLIC MEETING NOTICE before: 

City of Tacoma 747 Market Street, Room 800 
Tacoma, WA 98402 

CityClerk@cityoftacoma.com 

Northwest Justice Project 715 Tacoma Avenue South 
Tacoma, WA 98402 

 

KCPQ-TV/Channel 13 1813 Westlake Avenue North 
Seattle, WA 98109 

tips@q13fox.com 

KSTW-TV/CW 11 1715 East Madison Street 
Seattle, WA 98122 

cw11@kstwtv.com 

KNKX 930 Broadway 
Tacoma, WA 98402 

info@knkx.org 

Tacoma News Tribune 2602 S. 38th Street, Suite A PMB3 
Tacoma, WA 98409 

newstips@thenewstribune.com 

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

 

 Sha Peterson 
Executive Initiatives Officer 

iA1Housing
Authority
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AGENDA 
TACOMA HOUSING AUTHORITY 

BOARD OF COMMISSIONERS REGULAR MEETING 
SEPTEMBER 25, 2024, 4:45 PM 

902 South L Street, Tacoma, WA 98405, 2nd Floor Conference Room 

ZOOM: https://us02web.zoom.us/j/85216195958 / MEETING ID: 852 1619 5958 

DIAL: (253) 215-8782 

1. CALL TO ORDER 

2. ROLL CALL 

 

3. APPROVAL OF MINUTES 

3.1. Minutes of August 28, 2024—Regular Session 

 

4. GUEST COMMENTS 

 

5. COMMITTEE REPORTS 

5.1 Real Estate Development Committee 

5.2 Finance and Audit Committee 

5.3 Community Partnerships and Advocacy Committee 

5.4 Education, Housing, Services, and Partnerships Committee 

5.5 Diversity, Equity, Inclusion, and Belonging Committee 

 

6. FINANCE REPORT 

6.1. Ratifying Cash Disbursement for August 2024 

 

7. AGENCY MONTHLY REPORT 

 

8. NEW BUSINESS 

8.1 2024-09-25 (1) Approval of THA’s 2025 MTW Plan 

8.2 2024-09-25 (2) Approval of Accounts Receivable Write-Offs 

8.3 2024-09-25 (3) Revisions to THA’s Waitlist Policy 

8.4 2024-09-25 (4)  ICA with Pierce County Housing Authority 

 

9. COMMENTS FROM THE COMMISSIONERS 

10. ADJOURNMENT 

https://us02web.zoom.us/j/85216195958
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BOARD OF COMMISSIONERS MEETING MINUTES 
REGULAR SESSION 

WEDNESDAY, AUGUST 28, 2024 

The Commissioners of the Housing Authority of the City of Tacoma met in Regular Session at 902 South L 

Street, Tacoma, WA 98405 at 4:45 pm on Wednesday, August 28, 2024. 

1. CALL TO ORDER 

Chair Young called the meeting of the Board of Commissioners of the Housing Authority of the City of 

Tacoma (THA) to order at 4:47 pm. 

2. ROLL CALL 

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

PRESENT ABSENT  

COMMISSIONERS 

Chair Dr. Minh-Anh Hodge  

Vice Chair Derek Young  

Commissioner Stanley Rumbaugh  

Commissioner Michael Purter  

 Commissioner Shennetta Smith 

STAFF 

April Black, Executive Director   

 Aley Thompson, Deputy Executive Director 

Sha Peterson, Executive Initiatives Officer  

Adam Ydstie, Policy, Innovation, and Evaluation 
Director  

 

Amber Prentice, Rental Assistance Director  

Cacey Hanauer, Client Support and 
Empowerment Director 

 

Ken Short, Asset Management and Real Estate 
Development Director 

 

Marquis Jenkins, Property Management Director  

Richard Deitz, Finance Director  

Lynette Scott, Interim Human Resources Director  

William Morse, Director/CIO  

Chair Hodge declared there was a quorum present at 4:48 pm and proceeded.  
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3. ANNUAL MEETING 

 

3.1 Election of Officers 

Chair Hodge stated that it has been an honor serving as Board chair and appreciate working with 

Executive Director (ED) Black and her colleagues. Commissioner Rumbaugh thanked Hodge for 

her service and nominated Vice Chair Young as the new chair. Commissioner Purter seconded 

the motion. The vote was unanimous.  

Chair Young motioned to nominate Commissioner Rumbaugh as the new Vice Chair. 

Commissioner Purter seconded the motion. The vote was unanimous.  

3.2  Appointment to Standing Board Committees 

Commissioner Hodge requested to be added to the Real Estate Development Committee to take 

Commissioner Smith’s place. She also requested to be removed from the Finance Committee. 

Commissioner Purter volunteered to take Hodge’s place in the Finance Committee. The vote 

was unanimous. 

 

Real Estate Development Committee— Vice Chair Rumbaugh, Commissioner Hodge 

Finance and Audit Committee—Chair Young, Commissioner Purter 

Community Partnerships and Advocacy Committee—Commissioner Purter, Commissioner Smith 

Education, Housing Services and Partnerships Committee— Chair Young, Commissioner Hodge  

Diversity, Equity, Inclusion and Belonging—Commissioner Hodge, Commissioner Smith 

 

4. REVIEW OF BY-LAWS 

ED Black recommended no changes to the Board By-Laws 

5. COMMISSIONER ANNUAL CERTIFICATION 

In accordance with section 5.4 of the By-Laws, Board Secretary and Executive Director Black 

acknowledged receipt of Conflict of Interest certification from all commissioners in attendance. No 

conflicts existed in the reported year 2023-2024. 

6. APPROVAL OF MINUTES OF THE PREVIOUS MEETING  

Chair Young asked for any corrections to or discussion of minutes for the Regular Session of the Board of 

Commissioners for Wednesday, June 26, 2024.  Vice Chair Rumbaugh moved to adopt the minutes. 

Commissioner Purter seconded. 
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Upon roll call, the vote was as follows: 

AYES: 4 
NAYS: 0 
Abstain: 0 
Absent: 1 

Motion approved. 

 Derek Young, Chair 

7. GUEST COMMENTS 

Mr. Mitchell-Housing Hilltop Resident 

Mr. Mitchell spoke to the Board, expressing his disappointment with Housing Hilltop. Residents have 

been living there for over two months without mailbox keys, and neither management nor USPS nor the 

contractor could provide one until recently. Some residents struggle to pick up their mail from the post 

office. Additionally, Mr. Mitchell mentioned electrical issues in the building, including his stove failing 

twice, and noted that the floors haven't been mopped in over thirty days. Director Short will follow up, 

stating that staff have been picking up mail and a work order was sent out. Vice Chair Rumbaugh 

thanked Mr. Mitchell for raising these concerns.  

Mr. Rouse-TUPAC Board Chair 

Mr. Rouse spoke to the Board. As the Chair of TUPAC’s Board, he expressed his gratitude towards the 

Housing Hilltop initiative. He emphasized the need for THA’s Board to respond to community demands. 

“It is crucial for THA and its Board to maintain their commitment and invest in the community and its 

partnerships because they hold significant value. It presents a wonderful chance to genuinely invest in 

the City of Tacoma.” The Board expressed their thanks to Mr. Rouse.  

8. COMMITTEE REPORTS 

REAL ESTATE DEVELOPMENT COMMITTEE—VICE CHAIR RUMBAUGH, COMMISSIONER 

SMITH 

The committee reviewed issues related to James Center and infrastructure financing, examined 

potential acquisitions and financing options, and discussed the Housing Hilltop project and the rollout of 

its second building. The committee feels well-informed and confident. 

FINANCE AUDIT COMMITTEE—COMMISSIONER HODGE, CHAIR YOUNG  

The committee met with the auditors to start the state audit and reviewed items on the monthly agency 

report. 
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COMMUNITY PARTNERSHIPS AND ADVOCACY COMMITTEE —COMMISSIONER PURTER, W 

COMMISSIONER SMITH.  

The committee met and discussed Housing Hilltop, workforce and financials. They went over questions 

regarding the agency goals. Commissioner Purter gave feedback on agency videos to Nick Tolley and 

Nicholas Carr, emphasizing hiring top talent for THA. They also talked about summer events like National 

Night Out and the Community Picnic. Despite some challenges noted by Mr. Mitchell, they are being 

addressed. Commissioner Purter appreciates ED Black, Tolley, and Carr. 

EDUCATION, HOUSING SERVICES AND PARTNERSHIPS COMMITTEE —COMMISSIONER 

HODGE, CHAIR YOUNG 

The committee did not meet. 

DIVERSITY, EQUITY, INCLUSION AND BELONGING COMMITTEE —COMMISSIONER HODGE, 

COMMISSIONER SMITH 

The committee did not meet.  

9. FINANCE REPORT 

FINANCE  

Finance Department (FD) Director Rich Deitz directed the board to the finance report.   

6.1 RATIFYING CASH DISBURSEMENT FOR JUNE AND JULY 2024 

Commissioner Rumbaugh moved to ratify the payment of cash disbursements totaling $8,656,491 for 

the month of June 2024 and $7,682,116 for July 2024.  Commissioner Purter seconded.   

Director Deitz explained that the June disbursement is unusually high due to THA’s contributions to 

Arlington Youth Campus, repayment of the Washington State Housing Finance Commission (WSHFC) 

loan for James Center, and additional legal and settlement expenses. 

 

Regarding the July disbursement, HAP has increased by $50k compared to the previous month. The 

disbursement for July reflects ongoing Housing Hilltop construction-related expenditures. While Finance 

does not yet have a complete cash report, there have been considerable changes, with the total now at 

$38 million, up from the April report. These changes result from Moving to Work (MTW) funding and the 

repayment of the $2.3 million loan for James Center.  

Upon roll call, the vote was as follows: 

AYES: 4 
NAYS: 0 
Abstain: 0 
Absent: 1 
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Motion approved. 

 Derek Young, Chair 
 

10. AGENCY MONTHLY REPORT 

Executive Director Black met with the Board sub-committees to discuss key points from the agency 

report, highlighting the excellent work accomplished. She expressed gratitude to Deputy Executive 

Director Aley Thompson for their leadership during her absence and credited the team for their 

contributions to the report's success. The staff are actively working on leasing Housing Hilltop South, 

with move-in specials starting this week to enhance efforts. Additionally, interviews have been 

conducted for applicants interested in the commercial space. 

 

At James Center, significant progress is being made as staff seek funding sources for the infrastructure, 

with Mercy Housing securing $1 million towards the project. One resolution tonight pertains to the 

chosen respondent for purchasing the front lot. Staff are also engaged with residents regarding the 

resyndication of Hillside and Salishan, focusing on securing funding and finalizing the scope for investors. 

 

Several staff members are attending the Yardi conference to bring back enhanced efficiencies. The team 

remains busy with inspections, programming, and customer interactions to ensure high-quality service. 

Executive Director Black apologized to Mr. Mitchell for the issues he raised during the Guest Comment 

section, acknowledging the team's efforts to address these concerns. Vice Chair Rumbaugh observed 

that it has been a particularly active summer so far.  

11. NEW BUSINESS 

11.1 2024-08-28 (1), APPROVAL TO ADOPT THA’S NEW PROCUREMENT POLICY  

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

WHEREAS, Tacoma Housing Authority approved a Procurement Policy re-write through 

Resolution 2023-05-24 (2); and 

WHEREAS, THA procured the services of Stoel & Rives, LLP to assist with the re-write; and 

WHERERAS, THA has finalized the new Policy; now, therefore, be it 

Resolved by the Board of Commissioners of the Housing Authority of the City of Tacoma, 

Washington as follows: Adopt the updated THA Procurement Policy PCI-01. 

Vice Chair Rumbaugh motioned to approve the resolution.  Commissioner Purter seconded the 

motion. 

Upon roll call, the vote was as follows: 
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AYES: 4 
NAYS: 0 
Abstain: 0 
Absent: 1 

 
Motion approved:  August 28, 2024 

 

 Derek Young, Chair 

11.2 2024-08-28 (2), APPROVAL TO CONTRACT WITH DU & ASSOCIATES   

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

WHEREAS, Tacoma Housing Authority issued a RFP for a consultant to assist building their Asset 

Management Function; and  

WHEREAS, THA received five (5) submissions; and 

WHEREAS, THA evaluated and scored all submitted proposals; and 

WHEREAS, THA issued a Notice of Award, pending Board Approval, to Du & Associates; and 

WHEREAS, THA requires Board Approval to enter into a contract over $50,000.00; now, 

therefore, be it; 

Resolved by the Board of Commissioners of the Housing Authority of the City of Tacoma, 

Washington as follows: Approval to enter into a contract for $100,000.00 with Du & Associates. 

Commissioner Hodge motioned to approve the resolution.  Vice Chair Rumbaugh seconded the 

motion. 

Upon roll call, the vote was as follows: 

AYES: 4 
NAYS: 0 
Abstain: 0 
Absent: 1 

 
Motion approved:  August 28, 2024 

 

 Derek Young, Chair 
 

11.3 2024-08-28 (3), INDUCEMENT RESOLUTION AND INITIAL RESOLUTION SALISHAN - 

HILLSIDE PHASE 1LLLP 

 

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

of Tacoma providing for the formation of a limited liability limited partnership of 
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which the Authority will be the sole general partner in connection with the 

acquisition, rehabilitation, construction, equipping, and operation of up to four 

residential rental housing projects; declaring the Authority’s intention to sell tax-

exempt obligations to provide financing to such limited liability limited partnership 

in connection with the acquisition, rehabilitation, construction and equipping of such 

residential rental housing projects; and providing for other matters properly related 

thereto. 

BE IT RESOLVED BY THE BOARD OF COMMISSIONERS OF THE HOUSING AUTHORITY 

OF THE CITY OF TACOMA, as follows: 

Section 1. The Board of Commissioners (the “Board”) of the Housing Authority of the 

City of Tacoma (the “Authority”) finds and determines that: 

(a) The Authority seeks to encourage the provision of long-term housing for low-

income persons residing within the City of Tacoma, Washington (the “City”). 

(b) The Authority is authorized by the Housing Authorities Law (chapter 35.82 

RCW) to, among other things: (i) “prepare, carry out, acquire, lease and 

operate housing projects; to provide for the construction, reconstruction, 

improvement, alteration or repair of any housing project or any part thereof” 

(RCW 35.82.070(2)); (ii) “lease or rent any dwellings . . . lands, buildings, 

structures or facilities embraced in any housing project and . . . to establish 

and revise the rents or charges therefor” (RCW 35.82.070(5)); (iii) “make and 

execute contracts and other instruments, including but not limited to 

partnership agreements” (RCW 35.82.070(1)); (iv) “delegate to one or more 

of its agents or employees such powers or duties as [the Authority] may 

deem proper” (RCW 35.82.040); (v) “make . . . loans for the acquisition, 

construction, reconstruction, rehabilitation, improvement, leasing or 

refinancing of land, buildings, or developments for housing for persons of low 

income” (RCW 35.82.070(19)); and (vi) issue bonds, notes or other 

obligations for any of its corporate purposes (RCW 35.82.020(11) and 

35.82.130). The phrase “housing project” is defined by RCW 35.82.020 to 

include, among other things, “any work or undertaking . . . to provide decent, 

safe and sanitary urban or rural dwellings, apartments, mobile home parks 

or other living accommodations for persons of low income.” 

(c) The Authority expects to participate in the acquisition (for federal tax 

purposes), development, rehabilitation, construction, equipping, operation, 

and maintenance of some or all of four residential rental projects, which 
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projects are currently known as known as Hillside Terrace 2300 Block 

(located in the vicinity of 2330 South G Street, Tacoma, Washington), 

Salishan One (located in the vicinity of 1724 East 44th Street, Tacoma, 

Washington), Salishan Two (located in the vicinity of 1724 East 44th Street, 

Tacoma, Washington), and Salishan Three (located in the vicinity of 1724 East 

44th Street, Tacoma, Washington) (collectively, the “Projects” and each, a 

“Project”).  

(d) The total financing for the Projects is expected to require the use of various 

funding sources, including tax-exempt obligations, low-income housing tax 

credits, loans from public and private lenders, and grants. Certain of these 

sources will require the creation of a limited partnership or limited liability 

company. The Board further finds and determines that the Partnership (as 

defined below) and the Projects will provide for the necessary support of the 

poor within the City. 

(e) Based on its consideration of the funding sources available for the Projects, 

the need for affordable housing in the City, and other matters, the Board 

deems it necessary to proceed with the transactions described in this 

resolution, and that any financing provided by the Authority for the Projects 

is important for the Projects’ feasibility and is necessary to enable the 

Authority to carry out its powers and purposes under the Housing Authorities 

Law. 

(f) The Authority anticipates that the Partnership will request that the Authority 

issue and sell revenue obligations for the purpose of assisting the Partnership 

in financing and/or refinancing the Projects, and the Authority desires to 

provide such assistance, if certain conditions are met. 

(g) Treasury Regulations Sections 1.103 8(a)(5) and 1.142-4(b) provide that, if an 

expenditure for an exempt facility is made before the issue date of the tax-

exempt obligations issued to provide financing for that facility, in order for 

such expenditure to qualify for tax-exempt financing, the issuer must declare 

an official intent under Treasury Regulations Section 1.150-2 to reimburse 

such expenditure from the proceeds of those tax-exempt obligations, and 

one of the purposes of this resolution to satisfy the requirements of such 

regulations. 

Section 2. The Authority is authorized to participate in the formation of, and become 

the sole general partner of a Washington limited liability limited partnership 
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(the “Partnership”). The Board intends that the Partnership will acquire (via 

long-term lease), develop, rehabilitate, construct, equip, operate, and 

maintain the Projects, and receive low-income housing tax credits in 

connection therewith.  

Section 3. The Authority’s Executive Director, any Deputy Executive Director of the 

Authority, and their respective designees (each, an “Authorized Officer” and, 

collectively, the “Authorized Officers”), and each of them acting alone, are 

authorized on behalf of the Authority to: (i) determine the form of, execute, 

deliver and file (or cause to be executed, delivered and filed), to the extent 

required by law, a partnership agreement, a certificate of limited liability 

limited partnership, and all such forms, certificates, applications and other 

documents that are necessary to form the Partnership; (ii) determine the 

name of the Partnership (it being understood that the words “Salishan-

Hillside Phase I” should appear in the name to the greatest extent feasible); 

and (iii) take any other action that they deem necessary and advisable to give 

effect to this resolution and the transactions contemplated herein. The 

Authority’s Executive Director is delegated the authority to cause, in their 

discretion, the Partnership to instead be created as a Washington limited 

liability company, in which case all references in this resolution to limited 

liability limited partnership, partnership agreement, general partner, limited 

partner, chapter 25.10 RCW, and certificate of limited partnership shall be 

deemed to be references to limited liability company, operating agreement, 

managing member, investor member, chapter 25.15 RCW, and certificate of 

formation, respectively.  

Section 4. To assist in the financing of the Projects, with the public benefits resulting 

therefrom, the Authority declares its intention, subject to the conditions and 

terms set forth herein, to issue and sell its revenue bonds or other obligations 

(the “Bonds”) in a principal amount of not to exceed $65,000,000, to use the 

proceeds of the sale of the Bonds to make one or more loans (collectively, 

the “Bond Loans”) to the Partnership, and to reimburse itself or to permit the 

Partnership to reimburse itself, as applicable, from proceeds of the Bonds for 

expenditures for the Projects made by the Authority or the Partnership 

before the issue date of the Bonds. The proceeds of the Bonds will be used 

to assist in financing the Projects, and may also be used to pay all or part of 

the costs incident to the authorization, sale, issuance and delivery of the 

Bonds. The Bonds will be payable solely from sources specified by resolution 

of the Board of Commissions of the Authority. The Bonds may be issued in 
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one or more series, and shall bear such rate or rates of interest, payable at 

such times, shall mature at such time or times, in such amount or amounts, 

shall have such security, and shall contain such other terms, conditions and 

covenants as shall later be provided by resolution of the Board of 

Commissioners of the Authority. The Bonds shall be issued subject to the 

conditions that (a) the Authority, the Partnership, and the purchaser of the 

Bonds shall have first  agreed to mutually acceptable terms for the Bonds and 

the sale and delivery thereof and mutually acceptable terms and conditions 

of the Bond Loans or other agreement for the Projects, and (b) all 

governmental approvals and certifications and findings required by laws 

applicable to the Bonds first shall have been obtained. For purposes of 

applicable Treasury Regulations, the Authority and the Partnership is 

authorized to commence financing of the Projects and advance such funds 

as may be necessary therefor, subject to reimbursement for all expenditures 

to the extent provided herein out of proceeds, if any, of the issue of Bonds 

authorized herein. The adoption of this resolution does not constitute a 

guarantee that the Bonds will be issued or that any Projects will be financed 

as described herein. The Board of Commissioners of the Authority shall have 

the absolute right to rescind this Section 4 at any time if it determines in its 

sole judgment that the risks associated with the issuance of the Bonds are 

unacceptable. It is intended that this resolution shall constitute a declaration 

of official intent to reimburse expenditures for the Projects made before the 

issue date of the Bonds from proceeds of the Bonds, for the purposes of 

Treasury Regulations Sections 1.103-8(a)(5), 1.142-4(b), and 1.150-2. 

Section 5. The Authorized Officers, and each of them acting alone, are authorized on 

behalf of the Authority (in its individual capacity and/or in its capacity as the 

general partner of the Partnership) to: (i) apply for, and enter into contracts 

relating to, such funding for the Projects as they deem necessary or desirable, 

including without limitation public and/or private sector financing, 

Community Development Block Grant(s), Washington State Housing Trust 

Fund grant(s) and/or loan(s), an allocation of private activity bond volume 

cap from the Washington State Department of Commerce and/or the 

Washington State Housing Finance Commission, as applicable, and other 

federal, state and local funds; (ii) apply for any and all necessary approvals 

from the U.S. Department of Housing and Urban Development; (iii) lend or 

grant all or any portion of the money derived from such funding sources to 

the Partnership, and/or cause any contracts relating to such funding to be 

assigned to the Partnership; (iv) apply to the Washington State Housing 
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Finance Commission for an allocation of (or approval of the use of) low 

income housing tax credits for all or a portion of the Projects (depending on 

whether the Authorized Officers determine to pursue “9%” or “4%” tax 

credits), enter into such agreements (including a credit reservation and 

carryover allocation contract), provide such documents (including cost 

certifications) necessary to secure such allocation(s) (or approval(s)), and 

cause such allocation(s) (or any portion(s) thereof) to be assigned to the 

Partnership if the allocation(s) initially are made to the Authority; (v) seek 

and approve investors to serve as subsequent limited partners in the 

Partnership in connection with the receipt of low income housing tax credits 

for the Projects; (vi) negotiate with potential investors regarding their 

acquisition of limited partnership interests in the Partnership; (vii) execute 

documents pursuant to which Authority funds (including amounts granted or 

lent to the Authority for the Projects) may be lent to any Partnership; (viii) 

prepare all appropriate resolutions for Board review and approval; (ix) 

prepare all documents required so that the Authority and the Partnership 

comply with state and federal securities laws; (x) negotiate contracts relating 

to the use, management and naming of Project buildings; (xi) take all 

necessary and appropriate actions for the Partnership to acquire all or a 

portion of each Project by sale or lease from the existing owner thereof 

(including entering into any option to lease, or lease, necessary to provide 

the Partnership with control of all or a portion of the Project sites); (xii) seek 

and approve purchasers of any privately placed bonds to be issued for the 

Projects, and negotiate with potential purchasers regarding the terms of such 

financing; and (xiii) otherwise execute the Authority’s rights under the 

partnership agreement.  

Section 6. The Authorized Officers, and each of them acting alone, are hereby 

directed, and granted the discretionary authority, to execute and deliver any 

and all other certificates, documents, agreements and instruments that are 

necessary or appropriate in their discretion to give effect to this resolution 

and to consummate the transactions contemplated herein, including, but not 

limited to, any development services agreement between the Partnership 

and the Authority (and/or others) providing for the development of the 

Projects, contracts with architects, engineers and other consultants, and 

construction contracts.  

Section 7. The Authority is authorized to expend such funds as are necessary to pay 

for all filing fees, application fees, registration fees and other costs relating 
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to the actions authorized by this resolution. To the extent any fees or 

predevelopment costs are incurred and payable by the Partnership prior to 

the time the Authority enters into a formal loan agreement, the Authority 

may lend money to the Partnership to pay such costs, with any such the loan 

bearing interest at a rate determined by the Executive Director, in the 

Executive Director’s discretion (which may be 0% per annum). 

Section 8. Any action required by this resolution to be taken by the Executive Director 

of the Authority may, in the absence of the Executive Director, be taken by 

any Deputy Executive Director of the Authority. 

Section 9. Notwithstanding any other Authority resolution, rule, policy, or procedure, 

the Authorized Officers, and each of them acting alone, are authorized to 

create, accept, execute,   

send, use, and rely upon such tangible medium, manual, facsimile, or electronic 

documents, records and signatures under any security procedure or 

platform, as in such Authorized Officer’s judgment may be necessary or 

desirable to give effect to this resolution and to consummate the 

transactions contemplated herein.  

Section 10. While the titles of and parties to the documents described herein may 

change, no change to such titles or parties shall affect the authority conferred 

by this resolution to execute, deliver, file (if required), enforce, and perform 

the documents in their final form. 

Section 11. Any actions of the Authority or its officers and employees prior to the 

date hereof and consistent with the terms of this resolution are ratified and 

confirmed. 

Section 12. This resolution shall be in full force and effect from and after its adoption 

and approval. 

 ADOPTED by the Board of Commissioners of the Housing Authority of the 

City of Tacoma at an open public meeting this 28th day of August, 2024. 

     HOUSING AUTHORITY OF THE CITY OF TACOMA 

 

     By ___________________________________ 

          Chair, Board of Commissioners 
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ATTEST: 

_____________________________________ 

Executive Director 

  

CERTIFICATE 

I, the undersigned, the duly chosen, qualified and acting Secretary and Executive 

Director of the Housing Authority of the City of Tacoma (the “Authority”) and keeper 

of the records of the Authority, CERTIFY: 

 1. That the attached Resolution No. [2028-08-28 (3)] (the “Resolution”) is a true 

and correct copy of the resolution of the Board of Commissioners of the Authority as 

adopted at a regular meeting of the Authority held at the regular meeting place on 

August 28, 2024 (the “Meeting”), and duly recorded in the minute books of the 

Authority; 

 2. That the public was notified of access options for remote participation in the 

Meeting [via the Authority’s website]; and; 

 3. That the Meeting was duly convened, held, and included an opportunity for 

public comment, in all respects in accordance with law, and to the extent required 

by law, due and proper notice of the Meeting was given; that a quorum was present 

throughout the Meeting, and a majority of the members of the Board of 

Commissioners of the Authority present at the Meeting voted in the proper manner 

for the adoption of the Resolution; that all other requirements and proceedings 

incident to the proper adoption of the Resolution have been duly fulfilled, carried 

out and otherwise observed; and that I am authorized to execute this Certificate. 

 IN WITNESS WHEREOF, I have hereunto set my hand this 28th day of August, 2024. 

Commissioner Hodge motioned to approve the resolution.  Vice Chair Rumbaugh seconded the 

motion. 

Upon roll call, the vote was as follows: 

AYES: 4 
NAYS: 0 
Abstain: 0 
Absent: 1 
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Motion approved:  August 28, 2024 

 
 

Derek Young, Chair 

11.4 2024-08-28 (4), SALE OF 3 ACRES OF HILLSDALE HEIGHTS TO BRIDGE MEADOWS 

 

A RESOLUTION OF THE BOARD OF COMMISSIONERS OF THE HOUSING AUTHORITY OF THE CITY 

OF TACOMA PROVIDING FOR THE SALE OF ALL OR A PORTION OF THE PROPERTY KNOWN AS 

HILLSIDE HEIGHTS; AUTHORIZING THE NEGOTIATION, EXECUTION AND DELIVERY OF A 

PURCHASE AND SALE AGREEMENT AND OTHER AGREEMENTS, DOCUMENTS, AND CERTIFICATES 

RELATING TO THE SALE OF THE PROPERTY; AND DETERMINING RELATED MATTERS. 

BE IT RESOLVED BY THE BOARD OF COMMISSIONERS OF THE HOUSING AUTHORITY OF THE CITY 

OF TACOMA, as follows: 

Section 1. The Board of Commissioners (the “Board”) of the Housing Authority of the City of 

Tacoma (the “Authority”) finds and determines that: 

(a) The Authority seeks to encourage the provision of long-term housing for low-income 

persons residing within the City of Tacoma, Washington (the “City”).  

(b) The Authority is authorized by the Housing Authorities Law (chapter 35.82 RCW) to, 

among other things: (i) “prepare, carry out, acquire, lease and operate housing projects; to 

provide for the construction, reconstruction, improvement, alteration or repair of any housing 

project or any part thereof” (RCW 35.82.070(2)); (ii) “. . .sell, lease, exchange, transfer, assign, 

pledge, or dispose of any real or personal property or any interest therein”; (iii) “make and 

execute contracts and other instruments” (RCW 35.82.070(1)); and (iv) “delegate to one or more 

of its agents or employees such powers or duties as [the Authority] may deem proper” (RCW 

35.82.040). The phrase “housing project” is defined by RCW 35.82.020 to include, among other 

things, “any work or undertaking . . . to provide decent, safe and sanitary urban or rural 

dwellings, apartments, mobile home parks or other living accommodations for persons of low 

income.” 

(c)  The Authority owns vacant land located at the intersection of East 60th Street and East 

McKinley Avenue in the City, with the following parcel numbers 0320214149, 0320214152, 

0320214166, 0320214150, 0320214151 (the “Property”). 

(d) Bridge Meadows, an Oregon nonprofit corporation, or an affiliate or designee thereof 

(the “Buyer”) is expected to offer to purchase the Property from the Authority in exchange for a 

purchase price equal to the Property’s fair market value. 

(d) After due consideration, the Board had determined that the disposition and sale of the 

Property to the Buyer is in the best interest of the Authority and is consistent with the 

Authority’s goals and purposes, and it is in the best interests of the Authority to accept the 
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Buyer’s anticipated offer to purchase the Property and to enter into a purchase and sale 

agreement with the Buyer.  

Section 2. The Authority is authorized to sell the Property to the Buyer for a purchase price of 

not less than fair market value as determined by an appraisal acceptable to the Authority. The 

Authority’s Executive Director, any Deputy Executive Director of the Authority, and their 

respective designees (each, an “Authorized Officer” and, collectively, the “Authorized Officers”), 

and each of them acting alone, are authorized on behalf of the Authority to cause the Property 

to be sold to the Buyer and, in connection therewith, to: (i) determine the timing of such sale; 

(ii) determine the purchase price (subject to the limitation set forth above); (iii) determine the 

terms of any such sale (provided, no such sale shall be made by means of an installment 

purchase contract without further Board approval); and (iv) execute, deliver and, if applicable, 

file a purchase and sale agreement, transfer deed and other property transfer instruments as 

any such Authorized Officer deems necessary or desirable to carry out the transactions 

contemplated by this resolution. In connection with such conveyance, the Board hereby 

authorizes each Authorized Officer to take any and all actions necessary to dispose of the 

Property in accordance with this resolution. 

Section 3. The Authorized Officers, and each of them acting alone, are authorized to negotiate, 

execute, and deliver all contracts, agreements, certifications or other instruments required by 

the purchase and sale agreement or otherwise necessary and/or appropriate in connection with 

the Authority’s disposition of the Property pursuant to this resolution.  

Section 4. The Authorized Officers, and each of them acting alone, are authorized on behalf of 

the Authority to (i) cooperate with the Buyer’s efforts to apply for funding for development of 

the Property as they deem necessary or desirable, including without limitation, federal, state, 

and local funds; and (ii) to the extent any such funding is made available to the Authority rather 

than to the Buyer, to lend or grant all or any portion of the money derived from such funding 

sources to the Buyer, and/or cause any contracts relating to such funding to be assigned to the 

Buyer. Other than any funds specifically provided to the Authority for the Property as described 

in clause (ii) of the preceding sentence, the Authority shall not provide any funding for 

development of the Property and nothing herein shall commit the Authority to provide any 

financial support for the operation or development of the Property.   

Section 5. The Authority is authorized to expend such funds as are necessary to pay for all costs 

relating to the actions authorized by this resolution. Each Authorized Officer is authorized to 

take such further actions including, but not limited to, the execution, delivery and, if applicable, 

filing (or to cause to be executed, delivered and, if applicable, filed), on behalf of the Authority, 

of any government forms, affidavits, certificates, letters, documents, agreements and 

instruments that such officer determines to be necessary or advisable to give effect to this 

resolution and to consummate the transactions contemplated herein. 
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Section 6. Any action required or authorized by this resolution to be taken by the Executive 

Director may, in the absence of such person, be taken by any Deputy Executive Director of the 

Authority.  

Section 7. Notwithstanding any other Authority resolution, rule, policy, or procedure, the 

Authorized Officers, and each of them acting alone, are authorized to create, accept, execute, 

send, use, and rely upon such tangible medium, manual, facsimile, or electronic documents, 

records and signatures under any security procedure or platform, as in such Authorized Officer’s 

judgment may be necessary or desirable to give effect to this resolution and to consummate the 

transactions contemplated herein. 

Section 8. While the titles of and parties to the documents described herein may change, no 

change to such titles or parties shall affect the authority conferred by this resolution to execute, 

deliver, file (if required), enforce, and perform the documents in their final form. 

Section 9. Any actions of the Authority or its officers and employees prior to the date hereof and 

consistent with the terms of this resolution are ratified and confirmed. 

Section 10. This resolution shall be in full force and effect from and after its adoption and 

approval. 

 ADOPTED by the Board of Commissioners of the Housing Authority of the City of 

Tacoma at an open public meeting this 28th day of August, 2024. 

HOUSING AUTHORITY OF THE CITY OF TACOMA 

By ____________________________________ 

         Chair, Board of Commissioners 

ATTEST: 

_____________________________________ 

Executive Director 

Vice Chair Rumbaugh motioned to approve the resolution as amended.  Commissioner Purter 

seconded the motion. 

Upon roll call, the vote was as follows: 

AYES: 4 
NAYS: 0 
Abstain: 0 
Absent: 1 

 
Motion approved:  August 28, 2024 

 

 Derek Young, Chair 
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11.5 2024-08-28 (5), AVIVA RFP AWARD TO RELATED NW 

 

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

WHEREAS, THA conducted an RFP process in February 2024 for the award of Parcel A at Aviva 

Crossing for the development of an affordable housing community there; and 

WHEREAS, the RFP committee recommend that Related N.W. be selected as developer of Parcel 

A at Aviva Crossing at the conclusion of interviews and thorough due diligence of all the 

proposals that were submitted to THA in February 2024; and 

WHERERAS, THA’s Asset Management Committee supports the RFP Committee’s 

recommendation to award the Parcel A at Aviva Crossing to Related N.W.; and 

Therefore, be it Resolved by the Board of Commissioners of the Housing Authority of the City of 

Tacoma, Washington as follows: 

The Executive Director is authorized to award Parcel A, Aviva Crossing to Related N.W. under the 

following terms for development of affordable housing based on Related N.W.’s proposal of 

February 2024:  

1. Establish a Partnership with Related N.W.:  In this partnership, THA will assume a 

managing member role, and Related N.W. an administrative managing member role in a 4% tax 

credit deal with local funding and State HTF.  THA would not be involved in property operations 

or administration. THA would not fund development. This ownership structure is similar to 

Hilltop Lofts structure where THA leases the land and has a minority ownership position.   

2. Structure a Financial Deal:  THA would negotiate either an outright purchase and sale 

agreement or a long-term ground lease that returns $1,375,000 to THA.  Related N.W. prefers a 

ground lease because it would facilitate the funding of development and operations via THA’s 

ownership and property tax exemption.     

Exhibit A 

Memo from RFP Interview Team  

TO:  Asset Management Committee 

FROM:  Ken Short and Sandy Burgess 

DATE:  June 20, 2024 

Subject:Aviva Crossing RFP for Parcel A Recommendation for Developer 

THA received three responses to the RFP for Aviva Crossing Parcel A, which was issued in 

October, 2023.   They were from J2Housing, Related N.W., and KWA with Beacon Development 

as their consultant.   
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Each respondent proposed affordable housing, and a range of unit count between 124-215 

units.  THA goals and THA’s funding partners goals, as listed in the RFP included:  

• Experience and Qualifications  

• Locally owned and/or BIPOC  

• Local and Diverse workforce  

• Affordability and housing units  

• Partnerships and creativity  

• Financial plans and capacity  

The RFP described other characteristics, such as plans to address community need, 

sustainability, plans for commercial, and other information such as timeline, purchase price, etc.  

The RFP responses were reviewed by a team including Ken Short, Sandy Burgess, Nicholas Carr, 

Ginger Peck, Annette Massari, Erika Munoz, Maddie Pattin, Les Pogue and Gus Ramos.  The 

responses and proposals are summarized below:     

• J2Housing is a relatively young, BIPOC led nonprofit with whom THA has had several 

conversations.  Their direct experience appears to be minimal, however, they have projects in 

the pipeline.  They propose a robust development team to include a very experienced 

development partner, and other consultants and lenders.  They propose 180-215 units, (the 

higher number of units would come with reduced parking), a ground floor, 10,000 square foot 

daycare and space for other locally owned retail such as a coffee shop.  Seven of the units would 

be two story townhomes.  The units would primarily serve households earning 80% AMI or less.  

Their proposal includes 55-123 parking stalls.  The residential units are a mix of studio, one and 

two bedroom units, with interesting, functional floor plans.  The proposal outlines solar ready 

roof, a small roof deck and above ground courtyard.  The proposal anticipates a LEED building 

and discusses all electric systems, EV ready parking stalls, solar, etc.  

• Related N.W. is a known developer, working to expand into Washington from Oregon, 

where they have been operating for just five years, with four projects completed.  They are 

backed by the Related Companies, a national development and investment enterprise.  They 

have worked with other housing authorities, and the Brawner team has experience with them.  

Their ownership structure could include THA in a managing member role, and Related in an 

administrative managing member role in a 4% tax credit deal with local funding and State 

HTFThe ownership structure is similar to the Hilltop Lofts structure where THA leases the land 

and has a minority ownership position.   

Related’s team includes Mithun architects, Walsh Construction (both of whom are working with 

Mercy at Aviva), Quantum Residential (not related to Coast or the Quantum THA has used).  

They propose 150-191 units, with 50% at 50% AMI and 50% at 60% AMI, including studio, 1, 2 

and 3 bedroom units, plus 5 live work units intended to meet the commercial space 

requirements.  On site parking is proposed at 52-54 stalls, and two courtyards are shown on the 
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preliminary site plan.   The proposal includes ESDS, solar array-ready roof, EV ready parking, and 

Related has won an award for sustainability practices from Earth Advantage. 

• KWA is a local and Western Washington nonprofit, with multi-services and four 

affordable housing projects completed over the past 15 years, and another one on the way.  

Their Federal Way site is a TOD development.  They are partnering with Beacon Development 

with whom they are working on their most recent project.  Beacon is an experienced housing 

developer in Washington and California.  KWA proposes Environmental Works as their architect, 

with whom they have completed their last three projects.    

The proposal is for 124 units, with studio and one bedroom units, in two separately financed 

LIHTC projects, one 61 unit building with HUD 202/9% tax credit financing and one 61 unit 

4%/bond project, serving seniors between 30-60% AMI.     The proposal discusses conversations 

with the City of Tacoma about a senior center in the building, and KWA proposes a social service 

and in home care office in the building for residents and the larger community, using their 

Lifelong Learning Center model that operates at other KWA properties. The proposal discusses 

practicum opportunities with TCC.  They also propose a small retail space of approximately 

2,600-2,800 square feet and envision a coffee shop or small café/restaurant, and 55 parking 

stalls.   

The review team generally scored KWA higher, with the exception of two scores, which scored 

Related higher.   The scores averaged scores between these two developers were within only 

three points, out of a point total of 100.   

J2Housing 67 

Related N.W. 79 

KWA  82    

A smaller team then interviewed all three of the developers.   After the interviews, the interview 

team determined that additional discussion with Related N.W. and KWA and Beacon was 

warranted, along with a discussion with funders and references.   Sandy and Ken conducted the 

second interviews and Sandy discussed the local funding pipeline with Pierce County and 

contacted references.    

The selection of the developer for this parcel is impactful and important for THA.  The developer 

will need to keep current leases in place until the end of 2027, or buy them out and relocate the 

tenants.   The developer will then need to be ready to go, fully financed as soon thereafter as 

possible.    

KWA’s proposal was interesting and scored well.  KWA is a multicultural organization and the 

proposal had deep affordability.    It depends, however, on a very complicated and 

unpredictable stack of capital resources, including HUD 202 and 9% tax credits, both highly 

competitive sources of funding.   After consultation with Pierce County, we learned that KWA 

would not likely “fit” into the 9% tax credit pipeline until 2028 or 2029.   And, while the HUD 202 
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brings rental subsidy to the units, as described by Beacon Development in the second interview, 

and by Pierce County during reference checking, its availability is unpredictable and it can cause 

significant delays to projects.   While the proposal included a back up plan to use the 4% LIHTC 

as a source in place of the HUD 202, the timeframe can become much longer to complete the 

project.   

After second interviews, additional consideration and talking to references, we are 

recommending that THA select Related N.W. as the developer for the site.     The second 

interview with Related N.W. resulted in additional information, detailed below. Their references 

also described them as a professional developer, completing complicated and robust projects, 

on time and on budget, amidst changing financial environment.  Each reference was a funding 

source and said that they would welcome the opportunity to work with Related N.W. again.      

RNW proposes structuring a long-term ground lease for development and operation of the 

project and to allow THA to retain ownership and provide a property tax exemption. RNW 

proposes two options for a Ground Lease for THA's consideration: first is annual $25,000 

payments for the duration of a 99-year ground lease, accruing $2,475,000 over the term of the 

lease. The second option is to provide an approximately $500,000 capitalized lease payment 

upon the projects' financial close, with annual $25,000 payments for 62 years, accruing to the 

appraised value of the land at $2,050,000. 

RNW will be leading all development activities and providing all financial guaranties. This 

includes assembly of funding applications, performing and managing land use processes and 

leading design and construction with the consultants. Should THA choose to be a partner to the 

ownership structure, THA is welcome, but not required, to join any Owner-Architect-Contractor 

(OAC) meetings, predevelopment, design or construction meetings. Upon award, RNW will work 

with THA to determine if THA would like to attend any meetings. Should THA choose not   

to join any project meetings, RNW is happy to have regular check-ins to update THA on project 

progress. No material staff time will be required from THA during predevelopment and 

construction if it is not desired. If THA chooses not to be a partner to the deal, periodic project 

updates will be provided throughout predevelopment and construction. 

With the final commercial lease burning off on December 31, 2027, RNW anticipates allowing all 

leases to end while performing predevelopment activities and assembling financing in 2026 and 

2027. However, the project proforma will continue to include relocation expenses until each 

lease burns off, retaining a budget that would allow the project to buyout any remaining leases 

in the event that financing has been secured and construction start is desired prior to December 

31, 2027 Related proposes robust community engagement, building upon the Master Plan, and 

describes where they have done this and the success of it in other projects, including marketing 

resulting in well over 50% of their residents in recent lease ups identifying as BIPOC.   

THA will need to decide if it wants to be a co-developer and in long term co-ownership with 

Related in the ownership structure described above.    If THA does not want to be “in the deal”, 
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Related will need to seek another non-profit or housing authority partner in order to access the 

State Housing Trust Fund.    

Commissioner Hodge motioned to approve the resolution as amended.  Vice Chair Rumbaugh 

seconded the motion. 

Upon roll call, the vote was as follows: 

AYES: 4 
NAYS: 0 
Abstain: 0 
Absent: 1 

 
Motion approved:  August 28, 2024 

 

 Derek Young, Chair 

11.6 2024-08-28 (6), EXTENSION OF PROJECT-BASED VOUCHER CONTRACT-RIALTO  

APARTMENTS 

 

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

WHEREAS, THA has provided project based voucher assistance to Pioneer Human Services 

Property Rialto Apartments since 2018; and 

WHEREAS, and Rialto Apartments provide housing for low-income families in the community; 

and 

WHEREAS, the original term of the contract was ten (10) years with a October 1, 2028 expiration 

date. 

WHERERAS, and an extension up to 6 years will allow THA and Rialto Apartments to continue to 

provide housing assistance to low-income families in the community; and 

WHEREAS, the new contract expiration will be September 30, 2034; and 

WHERERAS, and failure to extend this contract would lead to a loss of affordable housing units; 

now, therefore, be it 

Resolved by the Board of Commissioners of the Housing Authority of the City of Tacoma, 

Washington as follows: 

Tacoma Housing Authority’s (THA) Executive Director is authorized to extend THA’s HAP 

contract with Pioneer Human Services property Rialto Apartments for up to six (6) years from its 

original expiration date. 
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Vice Chair Rumbaugh motioned to approve the resolution.  Commissioner Purter seconded the 

motion. 

Upon roll call, the vote was as follows: 

AYES: 4 
NAYS: 0 
Abstain: 0 
Absent: 1 

 
Motion approved:  August 28, 2024 

 

 Derek Young, Chair 

11.7 2024-08-28 (7), EXTENSION OF PROJECT-BASED VOUCHER CONTRACT-GUADALUPE  

VISTA 

 

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

WHEREAS, THA has provided project based voucher assistance to Tacoma G Street Family 

Housing, LLC’s property Guadalupe Vista since 2009; and 

WHEREAS, and Guadalupe provides housing for low-income families in the community; and 

WHERERAS, and an extension up to 10 years will allow THA and Guadalupe Vista to continue to 

provide housing assistance to low-income families in the community; and 

WHERERAS, and  failure to extend this contract would lead to a loss of affordable housing units; 

now, therefore, be it 

Resolved by the Board of Commissioners of the Housing Authority of the City of Tacoma, 

Washington as follows: 

Tacoma Housing Authority’s (THA) Executive Director is authorized to extend THA’s HAP 

contract with Tacoma G Street Family Housing, LLC’s property Guadalupe Vista for up to ten (10) 

years. 

Vice Chair Rumbaugh motioned to approve the resolution.  Commissioner Hodge seconded the 

motion. 

Upon roll call, the vote was as follows: 

AYES: 4 
NAYS: 0 
Abstain: 0 
Absent: 1 
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Motion approved:  August 28, 2024 

 Derek Young, Chair 

11.8 2024-08-28 (8), EXTENSION OF PROJECT-BASED VOUCHER CONTRACT-RANDALL  

TOWNSSEND 

 

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

WHEREAS, THA has provided project based voucher assistance to Metropolitan Development 

Council’s (MDC) property Randall Townsend since 2014; and 

WHEREAS, and Randall Townsend provides housing for low-income veterans and their families 

in the community; and 

WHERERAS, and an extension up to 10 years will allow THA and Randall to continue to provide 

housing assistance to veteran low-income families in the community; and 

WHERERAS, and failure to extend this contract would lead to a loss of affordable housing units; 

now, therefore, be it 

Resolved by the Board of Commissioners of the Housing Authority of the City of Tacoma, 

Washington as follows: 

Tacoma Housing Authority’s (THA) Executive Director is authorized to extend THA’s HAP 

contract with Metropolitan Development Council’s (MDC) property Randall Townsend for up to 

ten (10) years. 

Commissioner Hodge motioned to approve the resolution.  Commissioner Purter seconded the 

motion. 

Upon roll call, the vote was as follows: 

AYES: 4 
NAYS: 0 
Abstain: 0 
Absent: 1 

 
Motion approved:  August 28, 2024 

 

 Derek Young, Chair 
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11.9 2024-08-28 (9), AUTHORIZED SIGNERS FOR FINANCIAL INSTITUTION ACCOUNTS  

 

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

WHEREAS, The Board selects its chair and vice chair at its annual meeting. When these Board 

officers change, THA needs a resolution changing the authorized signatures for its accounts at its 

various financial institutions; and 

WHEREAS, This resolution does that and replaces Resolution 2023-08-22 (2), which had 

authorized previous officers as signers; and 

WHEREAS, The Board of Commissioners needs to formally authorize the financial institutions 

and the authorized signers on the accounts; now, therefore, be it 

Resolved by the Board of Commissioners of the Housing Authority of the City of Tacoma, 

Washington that: 

The funds of THA are hereby authorized by the laws of the State of Washington and the 

regulations of the Department of Housing and Urban Development to be utilized, held and 

invested and that said funds may be deposited with any or all of the following institutions: 

BANK OF AMERICA 

BANNER BANK 

HERITAGE BANK 

KEY BANK 

J.P. MORGAN CHASE BANK 

U.S. BANK 

THE BANK OF NEW YORK MELLON TRUST CO. 

WASHINGTON STATE INVESTMENT POOL 

Or such other institutions as may be found to provide the highest interest rate and/or are 

beneficial to THA’s operational goals. 

Be it further resolved that any of the below designated individuals are authorized to enter into 

any and all transactions relating to the above-mentioned institutions as they exist now or may 

be created in the future upon signature of any two (2) of the following designated individuals: 

Derek Young    Chair ________________________________ 

Stanley Rumbaugh   Vice Chair ____________________________ 

April Black    Executive Director _____________________ 

Richard Deitz      Director of Finance   ___________________ 

Duane Strom    Comptroller   __________________________  
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Be it further resolved that this resolution replaces any and all previous resolutions designating 

authorized financial institutions. 

Be it further resolved that the authorized signers acknowledge and accept Heritage Bank’s policy 

of accepting any check with one authorized signature. 

Vice Chair Rumbaugh motioned to approve the resolution.  Commissioner Purter seconded the 

motion. 

Upon roll call, the vote was as follows: 

AYES: 4 
NAYS: 0 
Abstain: 0 
Absent: 1 

 
Motion approved:  August 28, 2024 

 

 Derek Young, Chair 

12.   COMMENTS FROM COMMISSIONERS 

 

Commissioner Hodge expressed her deep gratitude and honor in serving as the Board Chair over the 

past year. She highlighted her pride in the work accomplished by THA, led by ED Black and her dedicated 

team. Commissioner Hodge extended her appreciation to everyone for keeping the Board well-informed 

and thanked them for the opportunity to serve another term. She emphasized her love for working with 

the staff and her colleagues. 

Vice Chair Rumbaugh acknowledged the significant efforts put in by both the Chair and the Vice Chair in 

the past year, emphasizing the heavy responsibilities they bore. He extended his gratitude with a simple 

yet profound "Thank you." He also noted that the summer had been active and productive, attributed 

largely to the diligent work of the staff. 

Commissioner Purter expressed his gratitude towards Commissioner Hodge for her leadership, 

acknowledging the turbulent moments faced during the year and her adept handling of them. He 

praised her efforts in maintaining the Board's positive image. Commissioner Purter also thanked his 

fellow colleagues and staff for their daily hard work and the property managers for their contributions. 

He highlighted the positive impact of THA's work on the City of Tacoma and mentioned his pleasure in 

participating in the Housing Hilltop Ribbon Cutting celebration. He extended his thanks to Executive 

Initiatives Officer Shar Peterson for consistently keeping the Board informed. 

Chair Young thanked everyone for their efforts, noting it had been a busy summer. He mentioned 

hearing about THA's work throughout the community and emphasized the importance of maintaining 

progress. He expressed his eagerness to continue the momentum and reiterated the significance of their 

contributions to their community. 
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13.   ADJOURNMENT 

There being no further business to conduct, the meeting ended at 5:54 pm. 

APPROVED AS CORRECT 

Adopted:  September 25, 2024 

Derek Young, Chair 
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MOTION 
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Date:  September 25, 2024 

To: THA Board of Commissioners 

MOTION 

 

Adopt a consent motion ratifying the payment of cash disbursements totaling $8,173,133 for 

the month of August 2024. 

 

Approved:  September 25, 2024 

 

___________________________________ 

Derek Young, Chair 



Check Numbers

From To From To From To

Amount

Checks 97,265       - 97,426       1,011         - 1,014         10,267       - 10,276       

Wire/EFT 32              - 39              - - - - - -

ACHs 3,244         3,305         125            - 130            - - -

Business Support Center 916,961     

Moving To Work Support Center 52,680       

Moving To Work Buildings (used by Support Center) 8,007         

Tax Credit Program Support Center 78,722       

Support Center Allocation 11,434       

Section 8 Programs 235,523     

James Center 14,968       

Salishan 7 44,040       

THDG - General 5,877         

James Center 31,319       

Hillsdale Heights 22,828       

HUD CPF Grant - Housing Hilltop 101,097     

Bus Development Activity 36              

SAFE/TRAC 375            

Department of Commerce Funding for Crisis Residential Center 375,921     

Community Services MTW Fund 4,089         

Education Private Grants (Gates, etc.) & 2 Gen 20,384       

AMP 6 - Scattered Sites 410            

THA SUBTOTAL 1,924,671  

Hillside Terrace 2 & 1500 2,028         

Bay Terrace I & II & Community Facility 5,713         

Housing Hilltop LLLP 22,832       

Arlington Youth Campus 1,972         

Court F (The Rise) 3,617         

Renew Tacoma Housing 16,303       

Salishan 1 - Salishan 6 30,312       

Tax Credit Property Allocations 9,242         

TAX CREDIT SUBTOTAL (Operations & Development - billable) 92,020       

Section 8 Checking Account (HAP Payments)

SRO/HCV/VASH/FUP/NED/EHV/MSV Check #'s 488,731     - 488,850     185,105     

ACHs 45,874       - 46,809       4,732,231  

Payroll & Payroll Fees - ADP EFT 7 - 8

 

TOTAL DISBURSEMENTS

TACOMA HOUSING AUTHORITY

Cash Disbursements for the month of August 2024

Totals

A/P Checking SAL 7 Checking THDG Checking

Program Support

Section 8 Operations

Property Operations

THDG

Development

8,173,133$                        

Client Support

Public Housing

 Tax Credit Projects - 

Reimbursable 

2,016,691                          

4,917,336$                        

1,239,106$                        



Current Balance Interest

4,194,372                3.00%

11,326,312              3.00%

5,855,652                3.00%

128,713                   3.00%

60,789                     3.00%

107                          3.00%

969,962                   3.00%

1,679,700                3.00%

32,481                     3.00%

709,054                   3.00%

212,593                   3.00%

110,991                   3.00%

31,482                     3.00%

410,308                   3.00%

1,163,626                3.00%

Highland Crest Replacement Reserve 431,174                   3.00%

39,606                     3.00%

705,522                   3.00%

379,979                   3.00%

26,593                     3.00%

194,732                   3.00%

34,171                     3.00%

448,886                   0.00%

79,362                     0.00%

9,052,409$              5.41%

38,278,579$            

Less:

2.  Total MTW Cash Balance 5,975,904$              

Less Minimum Operating Reserves

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

2.02  S8 Admin Reserves (3 months Operating Exp.) 726,000

2.09   Less Total Minimum Operating Reserves 726,000$                 

2.1.   MTW Cash Available (Lines 2-2.09) 5,249,904$              

3.      MTW Cash Held By HUD 5,789,279$              

4.  Non MTW Cash Restrictions/Obligations

4.1  Non MTW Operational Restrictions

5,855,652$              

4.101  Scattered Sites Proceeds (Afford Hsg) 5,855,652                      

13,331,021$            

4.201  Security Deposit Accounts 209,524                         

Section 8 Checking

TACOMA HOUSING AUTHORITY 

CASH POSITION - July 2024

Account Name

HERITAGE BANK

Accounts Payable

North Highland Capital Reserve

THA Scattered Sites Proceeds

FSS Escrows

FSS Forfeitures

Note Fund Account

THDG - Tacoma Housing Development Group

Salishan 7 Operations

Salishan 7 Security Deposit

Salishan 7 Replacement Reserve

Salishan 7 Operating Reserve

North Highland Operations

North Highland Security Deposit

Investment Pool

Highland Crest Operations

Highland Crest Security Deposit

Outrigger Operations

Outrigger Replacement Reserve

Outrigger Security Deposit

Prairie Oaks Operations

Payroll Account

HOME STREET BANK

James Center North Operations

James Center North Security Deposit

WASHINGTON STATE

1.  TOTAL THA  CASH BALANCE

4.10  HUD Restricted - Lot and Property Sales

4.20  THA Property Accounts Reserved



TACOMA HOUSING AUTHORITY 

CASH POSITION - July 2024

4.202  Highland Crest Operations Reserves 520,000                         

4.203  Highland Crest Replacement Reserves 431,174                         

4.204  James Center North Operations Reserves (Debt Svc) 1,000,000                      

4.205  James Center North Capital 256,481                         

4.206  Outrigger Operations Reserve 150,000                         

4.207  Outrigger Replacement Reserves 379,979                         

4.208  Prairie Oaks Operations Reserves 177,000                         

4.209  Salishan 7 Operations Reserves 750,000                         

4.210  Salishan 7 Replacement Reserves 709,054                         

4.211  North Highland Court Operations Reserves 50,000                           

4.212  North Highland Capital Reserve 410,308                         

4.213  Housing Hilltop Loan Reserve 8,287,500                      

912,454$                 

4.301  Mod Rehab Operating Reserves 70,042                           

4.302  VASH, FUP, FYI, NED, EHV & MAIN HAP & AF Reserves 652,910                         

4.303  FSS Escrows  189,502                         

1,254,357$              

4.401  TPS Interlocal (CS-2017-011) 146,090                         

4.402  College Spark (PI-2018-005) 52,848                           

4.403  GTCF Grant (PI-2019-005) 72,359                           

4.404  Ballmer Foundation - COVID Rent Assist (RA-2020-003) 13,098                           

4.405  THDG 969,962                         

4.60  Total - Non MTW Cash Restrictions (4.10+4.20+4.30+4.40+4.50) 21,353,483$            

4.70  Agency Contracted or Budgeted Commitments Remaining -$                         

-                                     

-                                     

4.99  Total  Non MTW Cash Restrictions/Obligations (Lines 4.60+4.70) 21,353,483$            

5.  THA UNENCUMBERED (Non-MTW) CASH  (Lines 1-2-4.99) 10,949,192$            

6.  Development Advances - Project Reimbursement upon draw 287,688$                 

6.01  Housing Hilltop LLLP 287,688                         

4.30 Rental Assistance Reserves

4.40 Prepaid Grants
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TACOMA HOUSING AUTHORITY  

To: THA Board of Commissioners 

From: April Black, Executive Director 

Date: September 25, 2024 

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 

 

In this report 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  

Salishan 1-3 & Hillside 2300 Resyndication 

• A resolution was passed at the last board meeting allowing the partnership to be 

formed. Legal process currently underway.  

• RFPs have been sent out for the following services: 

o Appraisal 

o Survey 

o Environmental 

o Seismic 

o Zoning 

• Developing project org charts, PM plans & 8823 plans for investors 

• Working with Brawner to identify applicable funding sources and submit applications as 

needed 

• Gathering new rent rolls for updated rents 

• Coordinating with TPU to identify any applicable incentive programs 
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Hillsdale Heights 

• Resolution was passed at last board meeting allowing for sale of Parcel C to Bridge 

Meadows 

• Appraisal has been completed for Parcel C 

• Working to order new appraisal for remaining Parcels A, B & D 

• Met with AMC to gather support for consolidated sale plan for all parcels on property 

• Working with Bridge Meadows to assist with HTF application submission due 9/16 

• Planning for Bridge Meadows pre-application conference with the City at the end of 

September 

• Met with City to assess any environmental concerns 
  

Housing Hilltop  

• Construction  

o South - 100% complete   
o North - 98% complete   

▪ New Delivery date of 9/27.  

 

• Residential Leasing Behind Schedule 

o South building was 31% occupied effective August 31st   

o Tax credit delivery anticipated 60% occupancy on August 31st  

o Additional marketing efforts underway to increase qualified traffic 

o Staffing additions and changes are being made to accommodate challenges 

  

• Budget 

o Currently tracking to finish the project approximately 250k under budget.  

o $7,757,408 contingency remaining (58.3% used, 99% complete)  
  

• Commercial Space 

o North Building - TUPAC 

o Continuing to negotiate a Memorandum of Understanding with TUPAC. 

o South Building – Three Spaces  

After reviewing, scoring, and interviewing all the applicants, we have 

decided to offer Space A to Jan Parker, who owns and runs Jan Parker 

Cookery. She will be opening Renya Filipina restaurant in that space. 

Space B is being offered to Bridget Demerson, who owns Lavonne’s 

Room, a children’s store. Bridget previously operated in that space when 
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it was the old Key Bank building, before COVID hit and she was forced to 

relocate to Spanaway. She’ll now be coming back to the Hilltop. 

 

Space C will be put back on the market sometime in early 2025, after the 

base improvements have been completed.  

 

Aviva / JCN  

• Site  

o Utility work began in August  

o Possible delays expected if southern neighbor (James Center South) does not 

sign the city water easement by 9/19   

o THA is pursuing $1.8 million in County ARPA funds to help support the 

predevelopment work  

o THA will begin working on the CHIP 2025 application  

 

• Koz  

o The purchase and sale agreement (PSA) has been fully executed.  

o Closing expected in November  

o Expected to break ground 11/24 

 

• Mercy  

o Ground lease has been executed  

o Business terms are being negotiated  

o THA is working with neighbors and release old utility easements to clear title  

o Expected to break ground 11/24 

 

• RFP Parcel  

o Discussions underway with Related NW to solidify terms and sale 

 

Partnering to add housing 

 

KWA’s Tahoma Place is opening this month. This property will have 87 new units of housing for 

low-income seniors, including veterans existing homelessness. THA is a partner in this project 

through its Project-Based Voucher contract for fifteen (15) Veterans Assistance Supportive 

Housing (VASH) customers. This contract was used to secure the financing to get the project 

built.  
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INCREASE HOUSING ACCESS AND STABILITY 

Households Served with Housing 

Before switching to Yardi, staff used various tools to report overall utilization, which 
required hours of staff time for manual data entry. Starting with the September Board 
report, Rental Assistance will use Yardi-generated reports to share utilization data in 
accordance with HUD’s Substantially the Same (STS) requirements.  The most current 
HUD-submitted THA utilization information is data represented through July 2024 and 
includes 18 new households who leased THA units.   

• As of July 2024, THA’s STS voucher utilization is 97.2%.   

 

THA administers 5 Special Purpose Voucher (SPV) programs.  The combined utilization 
for all SPV programs is 73%.  Those programs include the Family Unification Program 
(FUP), Emergency Housing Voucher (EHV), Non-Elderly Disabled (NED), Mainstream 
Voucher (MSV) and Veterans Administration Supportive Housing (VASH).  THA expects 
to have 20 Project Based VASH units hit the market by the end of September.  Those 
units will result in increased STS utilization.  As always, staff continue to provide 
requests for referrals for the Special Purpose Voucher programs. 

Improve Housing Access through Landlord Symposium 

The Landlord Engagement Team registered 11 new owners, participated in a HUD 
hosted Landlord Symposium centered around Landlord Engagement best practices, 
hosted a landlord orientation, and continues to provide housing navigation for high 
barrier households. 
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Improve Customer Service through Online Portal 

Rental Assistance staff continue their efforts to get applicants, participants and 
landlords registered in the Rent Cafe portal.  Currently there are approximately 1,000 
applicants, 800 participants and 600 landlords registered.  The Rental Assistance team is 
working closely with the PIE Department to prepare to open an always open waitlist 
before the end of the year.   

Increasing Housing Access through Wait List Changes 

Rental Assistance and the Policy, Improvement, and Evaluation Department have been 
working on updates to THA’s waitlist policies and are coming to the Board this month 
with a resolution for the proposed changes as we prepare for a potential waitlist 
opening before the end of this year.  

The resolution proposes maintaining separate and continuously open waiting lists for 
the Housing Choice Voucher Program and subsidized THA units. It also includes revisions 
to THA’s waitlist preference policy. 

THA previously consolidated all waitlists into one to serve households faster. However, 

recent changes have increased the demand for vouchers, prompting a reevaluation of 

the waitlist policies. The proposed changes aim to make the waitlist more reflective of 

the community’s housing needs and less administratively burdensome. 

 

Proposed Changes: 

• Separate Waitlists: To allow families greater choice in where they live, THA 

proposes separate waitlists for vouchers and units in THA’s portfolio. 

• Continuously Open Waitlist: The waitlist will remain open to accept applications 

at any time, allowing households to reapply if they are removed. 

• Frequent Purges: Households will be required to check in regularly to maintain 

their spot on the waitlist. 

• Random Pulls: THA will use random pulls from the pool of applicants to give 

everyone an ongoing chance of receiving assistance. 

• Waitlist Preferences: Changes to waitlist preferences include offering vouchers 

to participants in time-limited programs and households exiting permanent 

supportive housing.  
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Feedback Sought and Received: 

• Public Comment: Over half of the respondents supported the proposed changes, 

with the most popular being the continuously open waitlist and separate 

waitlists for vouchers and units. 

• Staff Feedback: Internal consultation highlighted the impact on staff workloads 

and the need for technical assistance for applicants using the new Yardi 

platform. 

• Financial Impact: The cost of opening the waitlist with the new Yardi platform is 

estimated to be roughly a one-time cost of $110,000, which is more cost 

effective than previous and more frequent openings. 

Stabilizing Tenancies Housing through Rent Collection 

The Property Management and Client Support and Empowerment departments have 
been working hard to find new ways to increase rent collection rates.  One of the new 
strategies we tried was to engage folks who are in their second month of non-payment 
of rent via four “warm outreach” attempts.  A “warm outreach” is either a phone call, 
door knock/in person meeting, or personal email, i.e.: not a standardized letter.   Of the 
77 families that were on the 60-day outreach list, and after a minimum of four warm 
outreach attempts between PM and CSE, 57%, or 44 households, have caught up on 
their rent.  This was a substantial lift for both teams, as well a big success and a show of 
collaboration between the two departments! 

Attached, you will also see the renewed Newsletter.  PM and CSE have been working 
hard with each other and with residents to communicate in ways that are most useful to 
residents. It turns out that newsletters are highly valued and utilized.  In the G St. Family 
Properties Newsletter (Bay Terrace, Hillside 1500, Hillside 2300 and The Rise) you will 
see a litany of resources, reminders, highlights and spotlights.   

Stabilizing Tenancies through Support Services 

In August, CSE also received 220 total referrals from PM and RA, 159 of which were for 
housing stability.  Of the families referred to/working with Community Advocates, we 
successfully connected with 214.   

The following were the reasons for the referral: 

• Crisis intervention: 11 

• Employment assistance: 1 

• FSS: 1 

• General Services: 34 

https://tacomahousingauthority-my.sharepoint.com/personal/tmozo_tacomahousing_org/_layouts/15/onedrive.aspx?id=%2Fpersonal%2Ftmozo%5Ftacomahousing%5Forg%2FDocuments%2FAttachments%2FG%20st%20property%20newsletter%20edition2%2Epdf&parent=%2Fpersonal%2Ftmozo%5Ftacomahousing%5Forg%2FDocuments%2FAttachments&ct=1726180565033&or=OWA%2DNT%2DMail&cid=d73cdeee%2Db1b5%2Df81a%2D75a4%2Df63b4809b4cb&ga=1&LOF=1
https://tacomahousingauthority-my.sharepoint.com/personal/tmozo_tacomahousing_org/_layouts/15/onedrive.aspx?id=%2Fpersonal%2Ftmozo%5Ftacomahousing%5Forg%2FDocuments%2FAttachments%2FG%20st%20property%20newsletter%20edition2%2Epdf&parent=%2Fpersonal%2Ftmozo%5Ftacomahousing%5Forg%2FDocuments%2FAttachments&ct=1726180565033&or=OWA%2DNT%2DMail&cid=d73cdeee%2Db1b5%2Df81a%2D75a4%2Df63b4809b4cb&ga=1&LOF=1
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• Housing Stability: 159 

• New Move In: 14 

Of those referred:  

• 84 families successfully addressed/cured lease violations (receive rental 
assistance support, utility assistance landlord mediation services, etc.)  

• 17 households received educational assistance/referrals to external partners 

• 10 families were referred to behavioral health services and  

• 11 new families engaged in employment and financial education services 

CSE also coordinated with several partners to provide services and programming on site, 
including three backpack giveaway events to help more than 200 kids get ready for 
school, bi-weekly homeownership classes, and engaged more than 76 households at the 
mid-rise properties in community building events.  These community building events are 
a unique impactful way of helping households build relationships and social capital.  
Often, when folks can build positive connections to their neighbors, they support one 
another and are more likely to maintain stability.  Partners who provided services at 
THA properties this last month include Tacoma Public Libraries, Tacoma Public Schools, 
KBTC and Greentrike, and we’re grateful to them for their support of our residents. 

Maintaining High Quality Housing 

The Property Management facilities and maintenance teams have completed several 

important projects in the portfolio this includes roof and gutter cleaning across Salishan, 

lot clearings near Dixon, camera upgrades at several properties, elevator floor 

replacements and asphalt and parking lot striping work.  These improvements add to 

the useful life of the properties and increase the curb appeal and interior of the 

buildings.  We hope the community and residents enjoy these improvements.  

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

THA’S PROGRAMS, CULTURE, AND PRIORITIES  

 

DEIB Steering Committee 

The DEIB Strategic Advisor and DEIB Steering Committee proposed a new vision for DEIB learning 

and practice to the Leadership Team in early September. The recommendation came with full 

support from the Committee and the Leadership Team gave its approval for this new work. This 

new vision proposes sunsetting the DEIB Steering Committee in early 2025. Two new programs 

will replace the DEIB Steering Committee. The first is the DEIB Learning Cohort Program. The DEIB 

Learning Cohort Program is a short-term professional development opportunity where 
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employees can learn how to use a DEIB lens in their work. The second is the DEIB Practice Group. 

This is a longer-term opportunity for employees who participated in the Learning Cohort and 

want to help with agency initiatives. Both programs are voluntary. This new vision supports three 

goals: (1) train employees in how to bring a DEIB lens to their day-to-day work; (2) build a growing 

network of “DEIB Champions” who can support forward progress on agency-wide and 

department-specific DEIB initiatives and help build a stronger DEIB culture across the agency, and 

(3) create opportunities for employees to foster a stronger sense of belonging across the agency.  

The Learning Program Cohort gives employees a shared framework for how to conduct work with 

a DEIB lens, something missing at THA and in the DEIB Committee. It also embeds DEIB 

Champions into departments, increasing access to support. Currently, many employees do not 

know who is on the DEIB Committee or how to access them. The Practice Group creates a team 

of trained and experienced employees to help the agency reach its goals more efficiently. 

This proposal creates a system to continuously increase the number of DEIB Champions across 

THA. Embedding employees trained in using a DEIB lens in day-to-day work and creating a 

welcoming environment across departments will support expanding DEIB into our programs, 

policies, and culture. While all-employee training contributes to our goal of embedding DEIB into 

our agency, by starting small with these voluntary opportunities, we capture interested 

employees, train them in a shared framework, and build a group who can support reaching across 

the entire agency. 

The DEIB Strategic Advisor engaged the DEIB Steering Committee for five months to develop this 

proposal. DEIB Committee members were not the only ones to contribute to creating and refining 

this new vision. The Strategic Advisor also connected with about 20 THA employees (representing 

all departments except Human Resources, which is represented on the Committee), and 9 DEIB 

staff at local governing agencies like HomeForward, City of Tacoma, Metro Parks Tacoma, and 

Tacoma-Pierce County Health Department. All in all, this drafting process extended over five 

months and included about 45 people who contributed ideas, asked questions, and shared 

feedback on the various drafts. This proposal calls for change and the Strategic Advisor is grateful 

for everyone who contributed to this new vision.  

The DEIB Learning Cohort is expected to launch in Spring 2025. 

MAKE THA A GREAT PLACE TO WORK 

Employee Handbook 

The DEIB Strategic Advisor continues to work with the Human Resources Department on 

reviewing all internal policies with a DEIB lens. Currently, they are working on THA’s 



THA Board of Commissioners September 25, 2024 

Re: Agency Monthly Board Report Page 10 

 

 

Page 10 

performance review processes, compensation philosophy, workplace attire and assigned 

uniforms policies, and performance management. 

Employee Appreciation Committee 

End-of-Year Celebration 

The Employee Appreciation Committee has been diligently working to make this year's 

end-of-the-year celebration a memorable event. The committee has been busy making 

arrangements and securing vendors to ensure that the staff have an exceptional 

experience. 

This year, the committee has decided to utilize the Star Center once again. Its selection 

is due to its proven success as the ideal venue for the event. The Star Center offers 

ample parking, making it convenient for all attendees. The committee is confident that 

the choice of this venue will enhance the overall experience of the celebration. 

Furthermore, the committee hopes that the staff will appreciate the carefully chosen 

swag item this year. These tokens of appreciation are a small way to show our gratitude 

for the hard work and dedication exhibited by each team member throughout the year. 

Popcorn Wednesday 

The tradition of Popcorn Wednesday, beloved by many, faced an interruption recently. 

The last Popcorn Wednesday had to be canceled due to numerous trainings and other 

events that coincided on the same day. However, the committee is pleased to announce 

that Popcorn Wednesday will resume in October. 

We understand the enjoyment and camaraderie that Popcorn Wednesdays bring to the 

staff, and we are committed to ensuring its continuity moving forward. Mark your 

calendars and prepare to indulge in this delightful mid-week treat once again. 

A LOOK AHEAD: OCTOBER BOARD FOCUS 

 Our October Board meeting will be focused on rental market analysis and payment standard 

revisions. 

ADVOCACY ITEMS 

• Secured a commitment of $1.865M from the County for Aviva infrastructure (delivery 

TBD). 
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• Started the application for 2nd round of CHIP funding for Aviva infrastructure. THA will 

request the maximum amount of $2M (expecting a $1M award if successful). 

• Began Legislative agenda work for THA and AWHA for 2025 session; to include priority 

policy requests to increase programmatic resources for unit acquisition. 

• THA expects to request direct appropriation of up to $5M for 2300/Sal re-syndication, 

barring another priority. 

• Housing Hilltop South Commercial Space recommendations finalized; Space A offered to 

Jan Parker/Reyna Filipina, Space B offered to Bridget Demerson/Lavonne's Room, Space 

C to be improved and marketed anew. 
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RESOLUTION 2024-09-25 (1) 
Date:  September 25, 2024 

To: THA Board of Commissioners 

From: April Black 
 Executive Director 

Re: Approval of THA’s 2025 Moving to Work Plan 

 

This resolution would authorize Tacoma Housing Authority’s (THA) Executive Director to submit THA’s 

2025 Moving to Work (MTW) Plan. 

BACKGROUND 

In accordance with its MTW agreement, THA must submit an annual MTW Plan to the Department of 

Housing and Urban Development (HUD). The Plan describes how THA will apply MTW in the next fiscal 

year, including its existing activities, any changes to existing activities, and new applications of this 

federal regulatory flexibility.  

Each year, THA may propose new MTW activities intended to meet the statutory objectives of the MTW 

program:  

1. Reduce costs and achieve greater cost effectiveness;  

2. Increase economic independence and self-sufficiency among the families served; and 

3. Increase housing choices for low-income households.  

MTW activities are best described as new policies or programs THA wishes to implement that require 

waiving HUD regulations.

 

  



 

 

THA BOARD OF COMMISSIONERS RESOLUTION 2024-09-25 (1) Page 2 

2025 MTW PLAN 

No new activities are being proposed in the 2025 MTW Plan. THA proposed and received approval for two 

new activities in the 2024 MTW Plan which THA is currently implementing.  

While no new activities are being proposed in the 2025 Plan, THA will continue to utilize its existing 

activities which have been approved in previous plan years. These regulatory allowances are critical for 

our agency to operate innovatively. For example, THA’s MTW-approved activities allow us to streamline 

our administrative functions (e.g., biennial, and triennial certifications, local PBV program, local 

inspections policy), provide more flexibility and navigation support to households (e.g., local FSS 

program, and Rental Success Initiative), and maximize our funding for creating and preserving affordable 

housing in Tacoma (e.g., Property-Based Subsidies). In the 2025 MTW Plan, THA makes clear to HUD 

which of its previously approved MTW regulatory flexibilities THA still intends to utilize, even after the 

implementation deadline for certain HOTMA final rule regulations. 

THA’s MTW single fund flexibility continues to play an invaluable role. In 2025, THA will continue using 

our single fund flexibility to support THA’s local, non-traditional housing, explore changes to existing 

programs and initiatives, make necessary technological enhancements that benefit the organization and 

its residents, and support THA’s housing and employment-related services to keep families housed.  

More details can be found in the appended 2025 MTW Plan.   

RECOMMENDATION 

Approve Resolution 2024-09-25 (1) authorizing the Executive Director to submit the Housing Authority 

of the City of Tacoma’s Fiscal Year 2025 Moving to Work (MTW) Plan. 

 

 

  



 

 
Executive Director 
April Black 
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RESOLUTION 2024-09-25 (1) 

Certifications of Compliance 

 

Annual Moving to Work Plan Certifications of Compliance 

U.S. Department of Housing and Urban Development 

Office of Public and Indian Housing 

 

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

Moving to Work Plan 

 

Begins on next page.  
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CERTIFICATIONS OF COMPLIANCE 
 

U.S. DEPARTMENT OF HOUSING AND URBAN DEVELOPMENT 
OFFICE OF PUBLIC AND INDIAN HOUSING 

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

 

Acting on behalf of the Board of Commissioners of the Moving to Work Public Housing Agency (MTW PHA) listed below, as its Chair or other 
authorized MTW PHA official if there is no Board of Commissioners, I approve the submission of the Annual Moving to Work Plan for the 
MTW PHA Plan Year beginning (01/01/2025), hereinafter referred to as "the Plan", of which this document is a part and make the following 
certifications and agreements with the Department of Housing and Urban Development (HUD) in connection with the submission of the Plan 
and implementation thereof: 
 
(1) The MTW PHA published a notice that a hearing would be held, that the Plan and all information relevant to the public hearing was 

available for public inspection for at least 30 days, that there were no less than 15 days between the public hearing and the approval of 
the Plan by the Board of Commissioners, and that the MTW PHA conducted a public hearing to discuss the Plan and invited public 
comment. 
 

(2) The MTW PHA took into consideration public and resident comments (including those of its Resident Advisory Board or Boards) before 
approval of the Plan by the Board of Commissioners or Board of Directors in order to incorporate any public comments into the Annual 
MTW Plan. 

 

(3) The MTW PHA certifies that the Board of Directors has reviewed and approved the budget for the Capital Fund Program grants 
contained in the Capital Fund Program Annual Statement/Performance and Evaluation Report, form HUD-50075.1 (or successor form as 
required by HUD). 

 

(4) The MTW PHA will carry out the Plan in conformity with Title VI of the Civil Rights Act of 1964 (42 USC 2000d-1), the Fair Housing Act (42 
USC 3601 et seq.), section 504 of the Rehabilitation Act of 1973 (29 USC 794), title II of the Americans with Disabilities Act of 1990 (42 
USC 12131 et seq.), the Violence Against Women Act (34 USC 12291 et seq.), all regulations implementing these authorities; and other 
applicable Federal, State, and local fair housing and civil rights laws. 

 

(5) The Plan is consistent with the applicable comprehensive housing affordability strategy (or any plan incorporating such strategy) for the 
jurisdiction in which the PHA is located. 

 

(6) The Plan contains a signed certification by the appropriate State or local official (form HUD-50077-SL) that the Plan is consistent with the 
applicable Consolidated Plan, which includes any applicable fair housing goals or strategies, for the PHA's jurisdiction and a description of 
the way the PHA Plan is consistent with the applicable Consolidated Plan (24 CFR §§ 91.2, 91.225, 91.325, and 91.425).   

 

(7) The MTW PHA will affirmatively further fair housing in compliance with the Fair Housing Act, 24 CFR 5.150 et. seq, 24 CFR 903.7(o), and 
24 CFR 903.15, which means that it will take meaningful actions, in addition to combating discrimination, that overcome patterns of 
segregation and foster inclusive communities free from barriers that restrict access to opportunity based on protected characteristics.  
Specifically, affirmatively furthering fair housing requires meaningful actions that, taken together, address significant disparities in 
housing needs and in access to opportunity, replacing segregated living patterns with truly integrated and balanced living patterns, 
transforming racially or ethnically concentrated areas of poverty into areas of opportunity, and fostering and maintaining compliance 
with civil rights and fair housing laws (24 CFR 5.151).  The MTW PHA certifies that it will take no action that is materially inconsistent with 
its obligation to affirmatively further fair housing. 
 

(8) The MTW PHA will comply with the prohibitions against discrimination on the basis of age pursuant to the Age Discrimination Act of 

1975 and HUD’s implementing regulations at 24 C.F.R. Part 146.    
 

(9) In accordance with the Fair Housing Act and  Act’s prohibition on sex discrimination, which includes sexual orientation and gender 
identity, and 24 CFR 5.105(a)( 2), HUD’s Equal Access Rule, the MTW PHA will not base a determination of eligibility for housing based on 
actual or perceived sexual orientation, gender identity, or marital status  and will  not otherwise discriminate because of sex (including 
sexual orientation and gender identity),will make no inquiries concerning the gender identification or sexual orientation of an applicant 
for or occupant of HUD-assisted housing  

 

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

 

(11)  The MTW PHA will comply with the requirements of section 3 of the Housing and Urban Development Act of 1968, Employment 
Opportunities for Low-or Very-Low Income Persons, and with its implementing regulation at 24 CFR Part 75. 

 

(12) The MTW PHA will comply with requirements with regard to a drug free workplace required by 24 CFR Part 24, Subpart F. 
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(13) The MTW PHA will comply with requirements with regard to compliance with restrictions on lobbying required by 24 CFR Part 87, 
together with disclosure forms if required by this Part, and with restrictions on payments to influence Federal Transactions, in 
accordance with the Byrd Amendment,31 U.S.C. § 1352. 

 

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

 

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

 

(16) The MTW PHA will provide HUD or the responsible entity any documentation needed to carry out its review under the National 
Environmental Policy Act and other related authorities in accordance with 24 CFR Part 58. Regardless of who acts as the responsible 
entity, the MTW PHA will maintain documentation that verifies compliance with environmental requirements pursuant to 24 Part 58 and 
24 CFR Part 50 and will make this documentation available to HUD upon its request. 

 

(17) With respect to public housing and applicable local, non-traditional development the MTW PHA will comply with Davis-Bacon or HUD 
determined wage rate requirements under section 12 of the United States Housing Act of 1937 and the Contract Work Hours and Safety 
Standards Act. 

 

(18) The MTW PHA will keep records in accordance with 2 CFR 200.334 and facilitate an effective audit to determine compliance with 
program requirements. 

 

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

(20) The MTW PHA will comply with the policies, guidelines, and requirements of 2 CFR Part 225 (Cost Principles for State, Local and Indian 
Tribal Governments) and 2 CFR Part 200 (Uniform Administrative Requirements, Cost Principles, and Audit Requirements for Federal 
Awards), as applicable. 

 

(21) The MTW PHA must fulfill its responsibilities to comply with and ensure enforcement of Housing Quality Standards, as defined in 24 CFR 
Part 982 or as approved by HUD, for any Housing Choice Voucher units under administration. 

 

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

 

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

 
 
_________________________________________ _________________________________________ 
MTW PHA NAME MTW PHA NUMBER/PHA CODE 
 
I/We, the undersigned, certify under penalty of perjury that the information provided above is true and correct.  WARNING: Anyone who 
knowingly submits a false claim or makes a false statement is subject to criminal and/or civil penalties, including confinement for up to 5 
years, fines, and civil and administrative penalties.  (18 U.S.C. §§ 287, 1001, 1010, 1012; 31 U.S.C. §3729, 3802). 

 
 
_________________________________________ _________________________________________ 
NAME OF AUTHORIZED OFFICIAL TITLE 
 
 
_________________________________________ _________________________________________ 
SIGNATURE DATE 
* Must be signed by either the Chair or Secretary of the Board of the MTW PHA's legislative body.  This certification cannot be signed by 

an employee unless authorized by the MTW PHA Board to do so.  If this document is not signed by the Chair or Secretary, 
documentation such as the by-laws or authorizing board resolution must accompany this certification. 



  



Table of Contents 
About Moving to Work (MTW)  . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .  1  

Section I :  Introduction  . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .  2  

2025 Short- and Long-Term Goals & Objectives ............................................................................................................................................................................... 3 

Section I I :  General  THA Operating Information  . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .  5  

A. HOUSING STOCK INFORMATION ................................................................................................................................................................................................... 5 

B. LEASING INFORMATION .............................................................................................................................................................................................................. 11 

C. WAITING LIST INFORMATION ...................................................................................................................................................................................................... 15 

Section I I I .  Proposed MTW Activities  . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .  17  

Section IV.  Approved MTW Activities  . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .  18  

A. IMPLEMENTED ACTIVITIES ..................................................................................................................................................................................................... 18 

1. Extend Allowable Tenant Absences from Unit for Active Duty Soldiers ................................................................................................................................ 18 

3. Local Project-Based Voucher Program ........................................................................................................................................................................................ 19 

5. Local Policies for Fixed-Income Households ............................................................................................................................................................................... 22 

6. Local Policies for Non-Fixed-Income Households (Formerly Local Policies for Work-Able Households) .................................................................................... 24 

7. Local Income and Asset Verification Policy ................................................................................................................................................................................. 26 

8. Local Interim Processing and Verification Policies (HCV/PH) ...................................................................................................................................................... 28 

11. Simplified Utility Allowance ...................................................................................................................................................................................................... 29 

12. Local Port-Out Policy ................................................................................................................................................................................................................. 30 

15. Regional Approach for Special Purpose Housing ...................................................................................................................................................................... 31 

16. Creation and Preservation of Affordable Housing .................................................................................................................................................................... 33 

18. Elimination of the 40% Rule ...................................................................................................................................................................................................... 36 

19. Modify the Family Self-Sufficiency (FSS) Program..................................................................................................................................................................... 37 

20. MTW Seed Grants ..................................................................................................................................................................................................................... 39 

22. Exclude Excess Income from Financial Aid for Students ........................................................................................................................................................... 40 



24. Rental Assistance Success Initiative (formerly) Local Security and Utility Deposit Program .................................................................................................... 41 

25. Modify HQS ............................................................................................................................................................................................................................... 43 

26. Local Homeownership Flexibilities ......................................................................................................................................................................................... 45 

27. Local Payment Standards Policy ............................................................................................................................................................................................. 46 

B. NOT YET IMPLEMENTED ACTIVITIES ........................................................................................................................................................................................... 48 

SECTION C. ACTIVITIES ON HOLD .................................................................................................................................................................................................... 49 

SECTION D. CLOSED OUT ACTIVITIES .............................................................................................................................................................................................. 50 

Section V: Sources and Uses of MTW Funds  . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .  53  

A. Planned Application of MTW Funds ........................................................................................................................................................................................... 53 

Section VI: Administrative  . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .  60  

A. Board Resolution and Certification of Compliance ................................................................................................................................................................ 60 

B. Documentation of Public Process ............................................................................................................................................................................................... 61 

C. Planned and Ongoing Evaluations ............................................................................................................................................................................................... 64 

D. Lobbying Disclosures................................................................................................................................................................................................................... 66 

Appendix A: Letter of Consistency  . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .  67  

Appendix B: LAMP . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .  68  

Appendix C: THA’s Emergency Operations  . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . . .  81  

 

 

 

  



Tacoma Housing Authority Board of Commissioners 
Dr. Minh-Anh Hodge, Chair 
Derek Young, Vice Chair 
Shennetta Smith 
Stanley Rumbaugh  
Pastor Michael Purter 
 
 
Tacoma Housing Authority 
902 S. L Street 
Tacoma, WA 98405 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

April Black 
Executive Director 
 
Aley Thompson 
Deputy Executive Director 
 
Ken Short 
Director of Asset Management and Real Estate Development 
 
Amber Prentice 
Director of Rental Assistance 
 
Marquis Jenkins 
Director of Property Management 
 
Cacey Hanauer 
Director of Client Support and Empowerment 
 
Adam Ydstie 
Director of Policy, Improvement, and Evaluation 
 
Lynette Scott 
Interim Director of Human Resources   
 
Rich Deitz 
Director of Finance 
 
 
 
Plan Prepared by:  
Christine Nguyen 
Planning and Policy Analyst 

https://twitter.com/TacomaHousing
https://www.facebook.com/TacomaHousing/
http://www.tacomahousing.net/


 

1 TACOMA HOUSING AUTHORITY                                                                                

2025 MOVING TO WORK PLAN 

 

About Moving to Work (MTW)  
Moving to Work (MTW) is a federal program authorized by Congress in 1996. It gives public housing authorities regulatory and funding flexibility 

to respond to local needs and opportunities by connecting people with low incomes to vital housing and services. Tacoma Housing Authority has 

participated in the Moving to Work program since 2010.  

 

Among the advantages of MTW are that it: 

• Allows more flexibility in how we spend federal funds; 

• Provides ways for THA to increase housing choices for low-income families; and 

• Helps us to reduce costs and achieve greater cost-effectiveness in federal expenditures. 

You can view more information, including THA’s MTW plans and reports, on THA’s MTW webpage at: 

https://www.tacomahousing.org/resources/moving-to-work/.   

 

THA submits two documents to the Department of Housing and Urban Development (HUD) as part of its obligations for federal planning and 

reporting. THA submits its annual MTW plan, a prospective planning document that covers the upcoming fiscal year’s activities, which could 

include any new proposed activities for which THA is seeking HUD approval. THA also submits its annual MTW report, which is a retrospective 

report of THA’s activities and accomplishments in the previous fiscal year and includes the number of households served with HUD MTW funds. 

The MTW plan is submitted to HUD each October, and the MTW report is submitted in March. Both documents follow the HUD Form-50900 to 

guide what components should be included in each section.   
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Section I: Introduction 
The work of affordable housing is anything but simple. For Tacoma Housing in particular, we are a housing provider, development and acquisition 

partner, land steward, landlord, service provider, funder, and so much more. In light of the many roles we play, the purpose that drives our work, 

even in 2025, is clear: it’s to provide high-quality affordable housing. It is also ensuring the families housed in our programs and the staff, service 

partners, contractors, and community stakeholders that interact with our agency are working together in community.   

 

While there are inevitable uncertainties that come with the federal budget cycles and a tightening housing market that remains competitive, 

THA’s focus on programs and policies that keep households stably housed while striving to remain cost-effective is a constant balance that keeps 

us grounded and moving forward with intentionality. One example of this intentionality is THA’s investment in a new data system in 2024. After 

undergoing a major data conversion of our administrative system this last year—one which included an overhaul of our financial management, 

case management, and federal reporting system—THA staff and leadership remain energized going into 2025 to build out a robust infrastructure. 

THA wants to ensure our reporting and dashboard capabilities can clearly demonstrate the effectiveness of our programs and work beyond 

mandatory reporting requirements. Additionally, this new data system is an opportunity to engage with households and build out a customer 

portal that provides accessible communication and outreach to clients while allowing additional methods to stay engaged with staff.  

 

In 2025, we will also continue to work on delivering housing resources efficiently and responsively by focusing on increasing voucher utilization 

and occupancy. We want to understand why households continue to choose THA’s housing units and collect data to understand how we could 

continue to improve the management of our properties. We are also consistently striving to advance our navigation services, reduce 

programmatic barriers for households, and increase households leasing up in High Opportunity neighborhoods. 
 
THA is currently on an exciting journey revisiting our long-term goals to truly hone in on our identity as an agency and continue to clarify how, 

among the ever-complex environment to build, acquire, deliver, and preserve affordable housing opportunities, we can best serve our clients, 

low-income Tacomans seeking housing, and the broader community. We are looking forward to diving into innovative projects and evaluations in 

2025 that can help illuminate how our MTW flexibilities, among new, long-awaited regulations like the Housing Opportunity through 

Modernization Act of 2016 (HOMTA) final rule, can and should be adapted to align with where we’re striving to be as an agency providing high-

quality affordable housing into the future.  
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2025 SHORT- AND LONG-TERM GOALS & OBJECTIVES 

The strategic objectives identified below advance THA’s mission to provide high-quality housing and supportive services to people with low 
incomes, with a focus on those facing the greatest marginalization.  

THA embeds principles of diversity, equity, inclusion and belonging (DEIB) in its programs, culture, and priorities. With this foundation, THA has 
the following focus:  

FINANCIAL SUSTAINABILITY 
• THA will maintain a debt-service coverage ratio of 1.3 or higher in its existing properties; 

• Decrease the amount of MTW housing funds being spent on operational expenses; 

• Increase unrestricted cash-flow; 

• Limit expenses, including implementing strategies that help THA decrease individual line-item operating expenses, decrease the overall 
growth rate of expenses, reduce the number of insurance claims, and advocate for state and federal-backed insurance options; 

• Ensure recurring expenses are paid with recurring income; 

• Use technology solutions to automate processes and increase efficiency; and 

• Receive a credit rating from Standard and Poor’s (S&P) Global Ratings. 
 

INCREASE THE AMOUNT OF AVAILABLE HOUSING FOR LOW-INCOME FAMILIES 
• THA will increase the amount of affordable housing through development and partnerships; 

• Increase occupancy from 95 to 98% by the end of Fiscal Year (FY) 2025; 

• Increase the amount of housing that can be prioritized for voucher holders through THA acquisition and partnerships; and 

• Rehabilitate and or refinance existing housing to improve the quality of life for tenants and the long-term viability of the property. 
 

INCREASE HOUSING ACCESS & STABILITY 
• THA will achieve a 98% occupancy rate or higher in THA’s managed portfolio by the end of 2025; 

• Ensure the percentage of families with rent burdens over 30% stays below 40% across each bedroom size; 

• Help secure $1M in public funding for housing rehabilitation of THA housing in 2025; 

• Decrease the amount of MTW housing funds being spent on operational expenses; 

• Increase rent collection by ensuring outreach occurs with 100% of rent arrear referrals within one week; 
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• Mechanize a system for measuring customer satisfaction; 

• Implement Microsoft Fabric to create comprehensive data systems to improve data management and data-driven decision-making; 

• Complete a scan on services provided by community organizations and compare to the services provided by THA; 

• Maintain THA’s MTW requirement to serve substantially the same number of customers; 

• Increase pathways to homeownership;  

• Increase the number of households renting in high-opportunity areas; and 
• Utilize resources and tools from HUD and THA’s data administrator to identify projections for lease-up, voucher success, and attrition 

rates. 

 
THA WILL BE A GREAT EMPLOYER, CONTRACTOR, AND PARTNER 

• THA will increase the number of THA residents and low-income applicants hired into THA jobs; 

• Strive to have the racial, ethnic, and gender diversity of THA’s customers be reflected in its staff and managers; 

• Spend more money and/or contract with more businesses owned and operated by historically marginalized individuals;  

• Increase employee access to learn about Diversity, Equity, Inclusion, and Belonging (DEIB) principles and practices through a variety of 
opportunities; 

• Use DEIB guiding statements and decision-making tools to inform its work, including ensuring agency-wide and employee policies are 
updated using a DEIB-lens; 

• Contribute to local and regional DEIB groups and initiatives; 

• Ensure THA is a welcoming environment that fosters a culture of belonging; 

• Ensure THA offices are more accessible to employees and visitors;  

• Build a culture that includes the DEIB Strategic Advisor as a known and trusted resource for employees; 

• Refine onboarding practices for new employees;  

• Develop an agency-wide data management and use philosophy and supportive system; 

• Ensure all full-time THA staff continue to earn a housing wage; and 

• Ensure THA will be a great place to work. 
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Section II: General THA Operating Information  

A. HOUSING STOCK INFORMATION 

Planned New Public Housing Units 

New public housing units that the MTW PHA anticipates will be added during the Plan Year 

ASSET MANAGEMENT PROJECT 

(AMP) NAME AND NUMBER 

BEDROOM SIZE TOTAL 

UNITS 
POPULATION TYPE* 

# of Uniform Federal Accessibility 

Standards (UFAS) Units 

0/1 2 3 4 5 6+ Fully Accessible Adaptable 

N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A N/A 
           

 Total Public Housing Units to be Added in the Plan Year  N/A   
 

Planned Public Housing Units to be Removed 

Public housing units that the MTW PHA anticipates will be removed during the Plan Year 

AMP NAME AND NUMBER NUMBER OF UNITS TO BE REMOVED EXPLANATION FOR REMOVAL 

N/A 0 N/A 

 0  
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Planned New Project Based Vouchers  
Tenant-based vouchers that the MTW PHA anticipates project-basing for the first time during the Plan Year. These include only those in 

which at least an Agreement to enter into a Housing Assistance Payment (AHAP) will be in place by the end of the Plan Year. Indicate 

whether the unit is included in the Rental Assistance Demonstration (RAD). 

  
PROPERTY NAME # of PBV RAD? DESCRIPTION OF PROJECT 

Lincoln District Senior 

Housing 
20 No PBV VASH 

 20 Planned  Tota l  Voucher s  to  be Newly Project -Based   
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Planned Existing Project-Based Vouchers 

Tenant-based vouchers that the MTW PHA is currently project-basing in the Plan Year. These include only those in which at least an AHAP is 

already in place at the beginning of the Plan Year. Indicate whether the unit is included in RAD. 

PROPERTY NAME # of PBV PLANNED STATUS AT END OF PLAN YEAR* RAD? DESCRIPTION OF PROJECT 

Arlington Youth Drive 58 Leased/Issued No Youth and Young Adult Housing 

Bay Terrace 1 20 Leased/Issued No THA Family Housing 

Bay Terrace 2 52 Leased/Issued No THA Family Housing 

Bay Terrace – RAD 26 Leased/Issued Yes THA Family Housing 

Eliza McCabe Townhomes 10 Leased/Issued No Mercy Housing Family Housing 

Flett Meadows 13 Leased/Issued No LASA Family Housing 

Guadalupe Vista 38 Leased/Issued No CCSWW Family Housing 

Harborview Manor 154 Leased/Issued No Affordable Senior Housing 

Hillside Gardens 8 Leased/Issued No THA Family Housing 

Hillside Terrace 1500 12 Leased/Issued No THA Family Housing 

Hillside RAD 33 Leased/Issued Yes THA Family Housing 

Hillside 2 13 Leased/Issued No THA Family Housing 

Hilltop Lofts 57 Leased/Issued No Permanent Supportive Housing 
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PROPERTY NAME # of PBV PLANNED STATUS AT END OF PLAN YEAR* RAD? DESCRIPTION OF PROJECT 

Home at Last 30 Leased/Issued No YWCA Family Housing 

KWA Project on 15th and 

Tacoma Ave. 
15 Leased/Issued No KWA PBV-VASH 

Nativity House 50 Leased/Issued No 
CCSWW Permanent Supportive 

Housing for adults 

New Tacoma Phase 2 8 Leased/Issued No Senior housing 

Olympus Apts. 36 Leased/Issued No 
KWA affordable housing units at 

60% AMI or below 

Pacific Courtyards 23 Leased/Issued No MDC transitional family housing 

Rialto Apts. 50 Leased/Issued No 

Pioneer Human Services (PHS) 

affordable housing units at 50% 

AMI or below 

Salishan 1-71 340 Leased/Issued No THA Family Housing  

Salishan RAD 290 Leased/Issued Yes THA Family Housing 

Shiloh Project on S 13th and 

I St. 
20 Leased/Issued No Shiloh PBV-VASH 

St. Helens & Exley 

Apartments 
26 Leased/Issued No 

PHS affordable housing units at 

50% AMI or below 

The Rise at 19th 64 Leased/Issued No THA Family housing  

 
 
1 Please note: Salishan 7 never had public housing units and will not be found in PIC. 
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PROPERTY NAME # of PBV PLANNED STATUS AT END OF PLAN YEAR* RAD? DESCRIPTION OF PROJECT 

Tyler Square 15 Leased/Issued No TRM Family Housing 

Renew Tacoma Housing 456 Leased/Issued Yes THA Senior/Disabled Housing 

PBV VASH 29 Leased/Issued No 3rd party PBV VASH 

 1,946 Planned Total Existing Project-Based Vouchers   

 
Planned Other Changes to MTW Housing Stock Anticipated During the Plan Year 

Examples of the types of other changes can include (but are not limited to): units held off-line due to relocation or substantial rehabilitation, 

local, non-traditional units to be acquired/developed, etc. 

PLANNED OTHER CHANGES TO MTW HOUSING STOCK ANTICIPATED IN THE PLAN YEAR 

THA will seek to acquire existing housing in the market to preserve affordable housing for households earning up to 80% of the area median 
income (AMI). 
 

THA has sold the last seven lots in Area 2B of Salishan. These lots were planned to be developed into market-rate rentals. THA is working to get the 
site developed with prospective partners. 
 
 

THA completed its Rental Assistance Demonstration (RAD) conversion of Salishan and Hillside properties in 2019.   The disposition of its scattered-
site public housing through Section 32 has also been completed, except for one remaining unit.  This unit is being leased to a large family. This will 
leave THA with 719 public housing units available for use under Faircloth. THA is considering placing Public Housing Faircloth units in new 
acquisitions and new developments and eventually converting these units to RAD. 
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General Description of All Planned Capital Expenditures During the Plan Year 

Narrative general description of all planned capital expenditures of MTW funds during the Plan Year.  

 

GENERAL DESCRIPTION OF ALL PLANNED CAPITAL EXPENDITURES DURING THE PLAN YEAR 

In 2019, THA converted all but 5 units under the RAD.  THA does not intend to close its Public Housing (PH) Annual Contributions Contract (ACC) 

and will keep it open to develop new PH units. THA will receive minimal Capital funds in 2025, yet has funds carried over from 2024 that will be 

reflected in the budget and will transfer to Operations. 

 

THA may use Section 32 proceeds towards capital projects, including the possible re-syndication of Hillside 2300 and Salishan 1-3, and 

development projects referenced under Activity # 16: Creation and Preservation of Affordable Housing. The funds would be used for activities 

eligible under HUD’s requirements for section 32 (24 CFR 906.31(a)) which requires that a PHA “use any net proceeds of any sales under a 

homeownership program remaining after payment of all costs of the sale for purposes relating to low-income housing and in accordance with 

its PHA plan.”  
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B. LEASING INFORMATION 

Planned Number of Households Served 

Snapshot and unit month information on the number of households the MTW PHA plans to serve at the end of the Plan Year. 

PLANNED NUMBER OF HOUSEHOLDS SERVED 

THROUGH: 

PLANNED NUMBER OF UNIT MONTHS 

OCCUPIED/LEASED* 

PLANNED NUMBER OF HOUSEHOLDS TO BE 

SERVED** 

MTW Public Housing Units Leased 60 5 

MTW Housing Choice Vouchers (HCV) Utilized  47,349  3,946 

Local, Non-Traditional: Tenant-Based^  895 75 

Local, Non-Traditional: Property-Based^ 5,772 481 

Local, Non-Traditional: Homeownership^ 0 0 

 
  

              Planned Total Households Served 54,076 4,507 
   

* “Planned Number of Unit Months Occupied/Leased” is the total number of months the MTW PHA plans to have leased/occupied in each category throughout the full 

Plan Year. 

** “Planned Number of Households to be Served” is calculated by dividing the “Planned Number of Unit Months Occupied/Leased” by the number of months in the Plan Year. 

^ In instances when a local, non-traditional program provides a certain subsidy level but does not specify a number of units/households to be served, the MTW PHA should estimate 

the number of households to be served. 
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LOCAL, NON-

TRADITIONAL CATEGORY 
MTW ACTIVITY NAME/NUMBER 

PLANNED NUMBER OF UNIT 

MONTHS OCCUPIED/LEASED* 

PLANNED NUMBER OF HOUSEHOLDS 

TO BE SERVED* 

Tenant-Based 
Regional Approach for Special Purpose 

Housing/15 
 895 75 

Property-Based 
Creation & Preservation of Affordable 

Housing/16 
5,772 481 

Homeownership N/A 0 0 

 
   

* The sum of the figures provided should match the totals provided for each local, non-traditional category in the previous table. Figures should be given by individual activity. 

Multiple entries may be made for each category if applicable. 
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Discussions of any anticipated issues and solutions in the MTW housing programs listed. 
 

 

HOUSING PROGRAM DESCRIPTION OF ANTICIPATED LEASING ISSUES AND POSSIBLE SOLUTIONS 

MTW Housing Choice 

Voucher/Portfolio 

  

 

Increasing program attrition in THA’s HCV Program paired with a tightening rental market that makes leasing 

up in this current housing environment difficult has led to lower utilization rates than desired. THA addresses 

this issue by continuing to complete its payment standards analysis to ensure payment standards reflect 

current housing market trends.  To lessen the barriers that low-income renters face in the market, THA has 

continued to invest in housing navigation and its landlord partnerships that lead to increased utilization of its 

highly valued housing assistance. The housing navigators continue to work one-on one with voucher holders, 

hold events at apartment complexes with landlord partners, and manage a centralized vacancy listing portal 

to make the housing search process as accessible as possible. Since 2018, THA has had approval from HUD to 

adopt a utilization target of 95% (95% Substantially the Same baseline) to account for THA’s funding and 

market challenges.2 

 

For THA’s managed portfolio, THA has an agency-wide goal to achieve a 98% occupancy rate or higher, which 

we seek to achieve by reducing unit key-to-key leasing time and improving the quality of our housing 

operations based on feedback from our diverse customer base.  

 

THA leadership and operational departments closely monitor voucher utilization and occupancy rates on a 

regular basis.  

  

 
 
2 For more details, please reference THA’s 2018 MTW Plan and BOC Resolution 2018-02-28. 

Discussion of Any Anticipated Issues/Possible Solutions Related to Leasing 
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Local, Non-Traditional 

For THA’s local, non-traditional housing program for RRH, Pierce County is responsible for allocating THA’s 

investment to local rapid rehousing service providers. THA anticipates serving less households in RRH in 

FY2025 than previous years due to various factors, all of which are being addressed with the County and 

closely monitored by THA.  Starting in 2023, the County reported that the contracted service providers have 

been serving less households due to the nature of THA’s LNT RRH funding being braided with several other 

federal, state, and local funding sources administered by the County and lower levels of funding due to time-

limited programs such as ESG-CV had inadvertent impacts on the total number of households served across 

Pierce County’s RRH programs. Additionally, unexpected challenges due to the difficult leasing environment 

for low-income households and lower budget utilization for newer housing agencies played factors to lower-

than-anticipated utilization. The County has developed multiple strategies to work with housing and service 

providers to monitor utilization and mitigate these barriers.  

 

Despite serving less households due to lower budget utilization and less supplemental funding available, 

performance outcomes have remained steady for households served with THA’s LNT RRH investment. When 

looking at retention in permanent housing after program exit, housing lease-up times, and the percent of 

households who increased income and earned income, household outcomes have remained consistent and 

slightly increasing over the last three years. THA will work closely with Pierce County to monitor the contract 

amount and the number of households served and will respond accordingly.  
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C. WAITING LIST INFORMATION  

Snapshot information of waiting list data as anticipated at the beginning of the Plan Year. The “Description” column should detail the structure of 

the waiting list and the population(s) served. 

 

WAITING LIST NAME DESCRIPTION 

NUMBER OF 

HOUSEHOLDS ON 

WAITING LIST 

WAITING LIST OPEN, PARTIALLY 

OPEN OR CLOSED 

PLANS TO OPEN THE 

WAITING LIST 

DURING THE PLAN 

YEAR 

THA Consolidated 

Waitlist3 

Other/ Consolidated waitlist for THA 

voucher programs and THA site-

based waiting list 

1,500 Closed Yes 

 

Please describe any duplication of applicants across waiting lists: 

 

  

 

 

 

 

 

 

 

 
 
3 Please note THA intends to adopt and operationalize several changes to its waitlist in 2025, which includes changing from a single, consolidated waitlist to holding separate 

waitlists for THA’s vouchers and portfolio units. As of mid-2024, these waitlist changes are still undergoing final implementation planning with operational departments. THA will 

provide an update on waitlist changes in the 2025 MTW Report. 

N/A 
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Planned Changes to Waiting List in the Plan Year 

Please describe any anticipated changes to the organizational structure or policies of the waiting list(s), including any opening or closing of a 

waiting list, during the Plan Year. 

WAITING LIST 

NAME 
DESCRIPTION OF PLANNED CHANGES TO WAITING LIST4 

THA 

Consolidated 

Waitlist 

 

THA intends to adopt and operationalize several changes to its waitlist in 2025. This comes on the heels of an assessment 

completed in 2024 that demonstrated the need to make various improvements to THA’s waitlist, including the potential 

implementation of a separate waitlist for vouchers and portfolio units to allow families greater choice in where they live; 

enacting a continuously open waitlist in which applications are accepted at any time, but households would be required to 

check in regularly so the waitlist stays up-to-date based on those who are still interested; and randomly pulling from the 

waitlist vs. ranking people and pulling from the top of the list. Additionally, THA seeks to update its waitlist preferences to 

account for foster youth nearing the end of their time-limited assistance who are offered a voucher, households exiting 

PSH with an SRO voucher, and establishing caps on referrals from the homelessness system and Medicaid-funded 

providers. These caps could increase or decrease depending on voucher utilization and vacancy rates. As of mid-2024, a 

thorough community consultation was conducted, and these waitlist changes are still undergoing final implementation 

planning with operational departments. 

 

 

  

 
 
4 As of 2024, THA received approval to expand its outreach and marketing efforts to provide public notice of THA’s waitlist openings by utilizing digital advertising, social media, 

and search engine optimization (SEO) strategies as opposed to requiring public notice via a newspaper ad (flexibilities allowed per MTW Agreement Attachment C, Section, 

Subsection 4). 
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Section III. Proposed MTW Activities  
N/A 
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Section IV. Approved MTW Activities 

A. IMPLEMENTED ACTIVITIES 

1.  Extend Allowable Tenant Absences from Unit for Active Duty 
Soldiers  

Plan Year Approved, Implemented, Amended: THA proposed and implemented this activity in 2011.  

Description: THA modified its policy for terminating households who were absent from their unit for more than 180 days. THA’s programs have a 

number of reserve or guard military families because of close proximity to Fort Lewis, one of the nation’s largest military bases. Active duty may 

force a household to be absent from their assisted unit for more than 180 days, the amount of time the normal rules allow, leaving them 

without housing assistance when the service member returns home. Although the question of having to terminate such a household of service 

men and women arose only a few times during the Iraq war, the prospect of terminating them was too unsettling even to risk. This activity 

enabled THA to allow a previously assisted households returning from deployment to request reinstatement within 90 days from the date they 

return from deployment.  

Planned Non-Significant Changes:  THA does not anticipate any changes to this activity during the Plan year.  

Planned Changes to Metrics/Data Collection: THA does not anticipate any modifications to the baselines or benchmarks during the plan year.  

Planned Significant Changes: THA does not anticipate any significant changes to this activity during the Plan year.  
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3. Local Project-Based Voucher Program 

Plan Year Approved, Implemented, Amended: THA proposed this activity in 2011 and it has been completely implemented.  

Description: This program introduced several changes to the way THA operates the project-based voucher (PBV) program. They are as follows: 

• Remove caps on all project-based voucher allocations  

Traditionally, HUD mandates that PHAs not spend more than twenty (20) percent of their Annual Budget Authority (ABA) toward 

Project-Based Vouchers, and PHAs are limited to project-basing up to 25 percent (25%) of units in a single development. HUD approved 

the exclusion of THA’s portfolio units from being counted towards the 20% cap and, in 2024, THA expanded this flexibility across all 

PBVs to remove complex tracking whether we are falling above or below the 20% threshold. In addition, in 2018, THA waived the per-

project cap for projects. Removing both PBV cap limitations enables THA to be more flexible with our funding for development projects 

& provide more deeply affordable units to low-income households. 

 

• Established a reasonable competitive process and contract terms for PBV assistance 

THA established a reasonable competitive process and contract terms, including the length of the contract, for project-basing HCV 

assistance at units owned by for-profit or non-profit entities. Units must meet existing inspection standards (e.g., HQS, transitioning 

to NSPIRE), any standard developed by THA, and approved by HUD pursuant to the requirements of this Restated Agreement. 

Properties owned (whole and partial ownership interest) by THA will not need to go through a competitive process. This may include 

but is not limited to, properties owned in fee by THA and leased to other entities and properties in which THA has a direct or indirect 

ownership interest (e.g., through ownership and/or control of an interest in the owner entity). 

 

• In-house inspections 

THA conducts Housing Quality Standards (HQS) inspections (changing to NSPIRE) on units it owns or has interest in. In order to operate 

one, streamlined property management approach, THA also conducts HQS/NSPIRE inspections on the small number of Public Housing 

Units it owns.  

 

• Modified Choice Mobility options for non-RAD, PBV households 

THA initially used this activity to waive the mobility option that allowed PBV tenants to automatically receive a tenant-based voucher 

after one year of occupancy. Once THA converted a majority of its PBV units to RAD-PBV, THA revised its Choice Mobility policies. The 
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RAD rules require THA to offer Choice Mobility vouchers to RAD-PBV tenants. In 2017, THA’s board approved a revised version of this 

policy that made Choice Mobility available to all PBV tenants – given that certain criteria were met. PBV households that wish to 

exercise Choice Mobility must meet the following requirements: 1) in good status/no debts owed; 2) one-time use policy 3) receive 

pre-issuance counseling; 4) unpaid tenant charges that could result in termination of voucher assistance. THA grandfathered in anyone 

who had a PBV before October 1, 2011. 

• Streamline PBV program for units not managed by THA 

THA allows individual project owners to manage their own waiting lists and tenant selection criteria. The changes have allowed THA 

to streamline many parts of the project-based program that were inefficient or unfair to those on the waitlist. In terms of additional 

changes that streamline the PBV program for units not managed by THA, THA is continuing to explore the possibility of setting 

payment standards for 3rd party managed PBVs at Low-Income Housing Tax Credit (LIHTC) rent levels, as opposed to using THA’s 

payment standards, when appropriate. 

• Expanded Allowable Housing Types 

Since 2011, THA has been authorized to expand the definition of eligible housing types to include transitional housing, cooperative 

housing, and shared housing. The flexibility allows THA to project-base units targeted for special populations, such as those exiting 

the criminal justice system, homelessness, or the foster care system. 

 

• Emergency Operations 

In 2021, HUD approved a proposal that allows THA to adjust operations and policies, as needed, during times of declared 

emergencies. See Appendix C: THA’s Emergency Operations.  During the COVID pandemic, HUD waived certain program 

requirements and rules that helped public housing authorities respond to the pandemic. Using MTW flexibility, THA has adopted 

similar waivers for future use during times of emergency that would significantly disrupt daily operations for THA staff and 

residents, clients, and applicants.   

•  
Planned Non-Significant Changes:  

THA intends to maintain the following, previously approved MTW regulatory flexibilities, even after the updated implementation deadline for the 

HOTMA PBV Final Rule:  
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• Continue to remove caps on all project-based voucher allocations; 

• Continue to conduct in-house inspections, ensuring units comply with new NSPIRE standards (Also see Activity 25 for reference); and  

• Continue to allow individual project owners to manage their own waiting lists and tenant selection criteria. 

Aside from the aforementioned MTW flexibilities, THA continues to assess all aspects of the regulations included in the HOTMA Final Rule along 

with seeking additional consultation from subject matter experts to determine how to best comply before the implementation deadline. In doing 

so, THA is following HUD’s instructions for updating the agency’s policies and procedures for adopting HOTMA guidance, when applicable.   

Planned Changes to Metrics/Data Collection: THA does not anticipate any modifications to the baselines or benchmarks during the plan year.  

 

Planned Significant Changes: THA does not anticipate any significant changes to this activity in the Plan year.  
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5. Local Policies for Fixed-Income Households 
 

Plan Year Approved, Implemented, Amended: THA received authorization for this activity in 2011 and it was fully implemented in 2013.  

 

Description: This activity is for households in which all adult members are either elderly and/or disabled and at least 90% of total household income 

comes from a fixed source such as social security, SSI, or a pension. For these households, this activity includes the following: 

• Annual recertifications are completed on a triennial schedule. THA may institute policies that could require recertifications on an 

annual schedule for households with less than $5,000 in income.  

• Eliminated the elderly/disabled deduction. 

• Eliminated the dependent deduction. 

• Eliminate medical deductions below $2500. 

• Implement 28.5% total tenant payment (TTP) to help offset the elimination of elderly/disabled deduction and simplification of medical 

expense allowances. 

• Implement a tiered rent model based on adjusted income bands. 

• Implement local verification policies as outlined in Activity 7. 

• Implement a minimum rent of $25 (and therefore eliminate utility allowance reimbursements). 

THA’s hardship policy for MTW-HCV households states that households may submit a written request for a hardship exemption if they are paying 

the minimum rent but are no longer able to do so due to financial hardship.  For MTW elderly/disabled households they must meet one of the 

following requirements: (1) income changes will require the household to pay more than 40% of their income as rent; or (2) the household has 

zero income. THA’s hardship policy also required households to obtain third-party documentation to show that they had applied for other hardship 

programs. THA recognized that this was an unnecessary burden for households and made it extremely difficult for those who income-qualified for 

a hardship to receive one. In 2020, THA revised its hardship policy to remove the third-party documentation requirements to make it easier and 

less burdensome for households to apply for hardship. 

During the COVID pandemic, HUD waived certain program requirements and rules that helped public housing authorities respond to the pandemic. 

Using MTW flexibility, THA has adopted similar waivers for future use during times of emergency that would significantly disrupt daily operations 

for THA staff, residents, clients, and applicants.  In 2021, HUD approved changes that will allow THA to implement policy changes as needed during 

times of declared emergencies. See Appendix C: THA’s Emergency Operations.   
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Planned Non-Significant Changes:  THA does not anticipate any non-significant changes to this activity in the Plan year. 

Planned Changes to Metrics/Data Collection: THA does not anticipate any modifications to the baselines or benchmarks during the plan year.  

 

Planned Significant Changes: In FY2025, THA intends to conduct a robust evaluation of its rent calculation methods, assessing methods for how 

shares for TTP, the housing assistance payment (HAP), and total family share are calculated and how utility allowances and deductions are 

considered for different types of households (e.g., fixed income vs. non-fixed income households; households who have $0 income or not). Based 

on the evaluation results and its recommendations, THA may adopt some changes to its rent calculation methods which may or may not deviate 

from the new income calculation methods dictated by Section 102 of the HOTMA final rule. In the meantime, before the evaluation is completed, 

THA intends to continue exercising some of its current MTW flexibilities These flexibilities include:  

 

• Continuing to eliminate the elderly/disabled deduction and the dependent deduction and continuing to eliminate medical deductions 

below $2500; as a result of the elimination of these deductions, THA will continue to implement 28.5% TTP until the rent calculation 

evaluation results conclude.  

Should THA make changes to its rent calculation policies, thus impacting this activity and being deemed as a rent reform change, THA will submit 

an MTW plan amendment to seek HUD approval of the new policies. 

Aside from the aforementioned MTW flexibilities, THA continues to assess all aspects of the regulations included in the HOTMA Final Rule along 

with seeking additional consultation from subject matter experts to determine how to best comply before the implementation deadline. In doing 

so, THA will follow HUD’s instructions for updating the agency’s policies and procedures for adopting HOTMA guidance.   
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6. Local Policies for Non-Fixed-Income Households (Formerly Local 
Policies for Work-Able Households)5  
 

Plan Year Approved, Implemented, Amended: THA received authorization for this activity in 2011 and it was fully implemented in 2013.  

 

Description: THA used this activity to implement rent reform for non-fixed income (formerly called work-able) households in its federally subsidized 

programs. Under this plan, households that are not on fixed income [see footnote 5] are subject to the following rent policy: 

• Complete recertification reviews once every 2 years instead of every year (biennial recertifications) with no “off-year” COLA-related 

rent adjustments unless interim is triggered;6 

• Eliminate dependent deduction; 

• Eliminate medical deductions below $2500 and implement bands; 

• Implement 28.5% TTP to help offset the dependent deduction; 

• Implement a tiered rent model based on adjusted income bands; 

• Implement local verification policies as outlined in Activity 7;  

• Implement minimum rent of $75 (and therefore eliminate utility allowance reimbursements). 

This above rent policy allows THA to streamline the process of rent calculations and annual reviews. THA has made changes to forms and 

documents in order to administer the rent reform program successfully and continues to see staff time and cost savings because of the biennial 

review schedule.  

 
 
5 In the FY2025 Plan, THA is changing the Activity title to “Local Policies for Non-Fixed Income Households” so there is greater consistency for  the terms THA staff are using for 

minimum rent determinations and determining recertification schedules (that is, whether households fall under fixed-income—defined as households in which all adult 

members are either elderly and/or disabled and at least 90% of total household income comes from a fixed source such as social security, SSI or a pension— or non-fixed-

income). 

6 THA may institute policies that could require recertifications on an annual schedule for households with less than $5,000 in income. 



 

25 TACOMA HOUSING AUTHORITY                                                                                

2025 MOVING TO WORK PLAN 

 

THA’s hardship policy for MTW-HCV households states that households may request in writing a hardship exemption if they are paying the 

minimum rent but are no longer able to do so due to financial hardship.  For MTW non-fixed-income (formerly called work-able) households they 

must meet one of the following requirements: (1) income changes will require household to pay more than 50% of their income as rent; or (2) 

household has zero income. THA also requires that MTW non-fixed-income households show that they have applied for unemployment. THA’s 

hardship policy previously required households to obtain third-party documentation to show that they had applied for other hardship programs. 

THA recognized that this was an unnecessary burden for households and made it extremely difficult for households who income-qualified for a 

hardship to receive one. THA removed this verification requirement. 

During the COVID pandemic, HUD waived certain program requirements and rules that helped public housing authorities respond to the pandemic. 

Using MTW flexibility, THA has adopted similar waivers for future use during times of emergency that would significantly disrupt daily operations 

for THA staff, residents, clients, and applicants.   

Planned Non-Significant Changes: THA does not anticipate any non-significant changes to this activity in the Plan year. 

Planned Changes to Metrics/Data Collection: THA does not anticipate any modifications to the baselines or benchmarks during the plan year.  

 

Planned Significant Changes: As stated under Activity #5, in FY2025, THA intends to conduct a robust evaluation of its rent calculation methods, 

assessing methods for how TTP, HAP, and Family Share are calculated and how utility allowances and deductions are considered for different 

types of households (e.g., fixed income vs. non-fixed income households; households who have $0 income or not). Because some of the future 

recommendations may or may not follow the new income calculation methods and deductions as prescribed in Section 102 of the HOTMA final 

rule, THA intends to continue exercising some of its MTW flexibilities before the evaluation is completed. These flexibilities include:  

 

• Continuing to eliminate the elderly/disabled deduction and the dependent deduction and continuing to eliminate medical deductions 

below $2500; as a result of the elimination of these deductions, THA will continue to implement 28.5% TTP until the rent calculation 

evaluation results conclude.  

Should THA make changes to its rent calculation policies, thus impacting this activity and being deemed as a rent reform change, THA will submit 

an MTW plan amendment to seek HUD approval of the new policies. 
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7. Local Income and Asset Verification Policy  
 

Description: Since 2011, THA has implemented the following policies to streamline local income and asset verification processes:  

• Allow tenants to self-certify assets valued at less than $25,000.7  

• Disregard income from assets valued at less than $25,000.  

• Eliminate earned income disallowance (EID).  

• Exclude resident stipends up to $500.  

• Accept hand-carried third-party verifications and increase the number of days verifications are valid up to 180 days.  

• Extend the authorization of the HUD 9886 form.  

• Accept hand-carried verifications.  

These changes allowed THA to further streamline inefficient processes and save both staff time while reducing the burden on clients to provide 

information that made little difference in rent calculation.  

During the COVID pandemic, HUD waived certain program requirements and rules that helped public housing authorities respond to the 

pandemic. Using MTW flexibility, THA has adopted similar waivers for future use during times of emergency that would significantly disrupt daily 

operations for THA staff, residents, clients, and applicants.  In 2021, HUD approved changes that will allow THA to implement policy changes as 

needed during times of declared emergencies. See Appendix C: THA’s Emergency Operations.   

Planned Non-Significant Changes: THA does not anticipate any non-significant changes for this activity during the Plan year.   

 

Planned Changes to Metrics/Data Collection: THA does not anticipate any modifications to the baselines or benchmarks during the Plan year. 

Planned Significant Changes: As stated under Activities #5 and #6, in FY2025, THA intends to conduct a robust evaluation of its rent calculation 

methods, assessing methods for how TTP, HAP, and Family Share are calculated and how utility allowances and deductions are considered for 

 
 
7 Once HOTMA can be implemented, meaning all PHAs are able to report HOTMA-compliant data within HUD’s new Form 50058 and Housing Information Portal, THA will adopt 

new HOTMA guidelines that allow tenants to self-certify assets and disregard income from assets valued at less than $50,000.  
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different types of households (e.g., fixed income vs. non-fixed income households; households who have $0 income or not). Should THA make 

changes to its rent calculation policies, thus impacting this activity and being deemed as a rent reform change, THA will submit an MTW plan 

amendment to seek HUD approval of the new policies. 
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8. Local Interim Processing and Verification Policies (HCV/PH)  

Plan Year Approved, Implemented, Amended: THA proposed and implemented this activity in 2011.  

Description: The purpose of this activity is to streamline the interim review process. THA found that parts of its interim policy were causing more 

work than necessary. Because of that, THA will no longer require an interim increase for every income increase reported and will process interim 

decreases when the income loss is 20% or more. THA will also limit interims to two per recertification cycle. In 2013, a process improvement project 

led to THA accepting all interims online. The activity has worked well with THA providing support to clients who cannot use a computer and need 

assistance.  

During the COVID pandemic, HUD waived certain program requirements and rules that helped public housing authorities respond to the pandemic. 

Using MTW flexibility, THA has adopted similar waivers for future use during times of emergency that would significantly disrupt daily operations 

for THA staff, residents, clients, and applicants.  In 2021, HUD approved changes that will allow THA to implement policy changes as needed during 

times of declared emergencies. See Appendix C: THA’s Emergency Operations.   

Planned Non-Significant Changes: THA intends to maintain the following, previously approved MTW regulatory flexibilities, even after the 

updated implementation deadline for the HOTMA (Section 102) final rule regulations:  

 

• Continuing to process interim decreases only when a household’s income loss is 20% or more. THA will continue its practice of no longer 

requiring an interim increase for every income increase reported. 

Aside from the aforementioned MTW flexibilities, THA continues to assess all aspects of the regulations included in the HOTMA Final Rule along 

with seeking additional consultation from subject matter experts to determine how to best comply before the implementation deadline. In doing 

so, THA will follow HUD’s instructions for updating the agency’s policies and procedures for adopting HOTMA guidance.   

 

Planned Changes to Metrics/Data Collection: THA does not anticipate any modifications to the baselines or benchmarks during the Plan year. 

Planned Significant Changes: THA does not anticipate additional authorizations for this activity during the Plan year.  
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11. Simplified Utility Allowance 

Plan Year Approved, Implemented, Amended: THA proposed and implemented this activity in 2011.  

Description: This activity streamlined the utility allowance (UA) given to THA’s clients and residents. Historically, THA’s utility allowances varied by 

building type, bedroom size, and type of fuel/energy used. These variables resulted in numerous possible utility allowance combinations that were 

difficult to explain to property owners and clients and often resulted in methodological misunderstandings. The new UA schedule was streamlined 

by eliminating the structure and energy type differentiators. 

The Housing Authority has calculated the average utility allowance currently provided to housing choice voucher and public housing program 

participants, and revised allowances. The revision provides each household responsible for tenant-supplied utilities with the average allowance 

based upon unit bedroom size. Households have a more simplified explanation of utility allowance benefits, and the Housing Authority staff now 

selects an allowance based only on unit size instead of determining individual allowances for every unit leased.  

Planned Non-Significant Changes: THA does not anticipate any non-significant changes to this activity for the Plan year.  

Planned Changes to Metrics/Data Collection:  THA does not anticipate any modifications to the baselines or benchmarks during the Plan year. 

Planned Significant Changes: As stated under previous activities, in FY2025, THA intends to conduct a robust evaluation of its rent calculation 

methods, assessing methods for how TTP, HAP, and Family Share are calculated and how utility allowances and deductions are considered for 

different types of households (e.g., fixed income vs. non-fixed income households; households who have $0 income or not). Should THA make 

changes to its rent calculation policies, thus impacting this activity and being deemed as a rent reform change, THA will submit an MTW plan 

amendment to seek HUD approval of the new policies.  
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12. Local Port-Out Policy  

Plan Year Approved, Implemented, Amended: THA proposed and implemented this activity in 2012.  

Description: This activity intends to reduce the number of invaluable housing dollars leaving Tacoma and the burden of administering port out 

vouchers while preserving portability in enumerate cases where it would advance important program goals. For these reasons, THA has limited the 

reasons a household may port-out. THA voucher holders are eligible to port-out when their circumstances through an approved Reasonable 

Accommodation requires so, or for situations covered under the Violence Against Women Act (VAWA) and educational/employment circumstances. 

Households may also port-out when the receiving housing authority will absorb the voucher.  

Planned Non-Significant Changes: THA does not anticipate any modifications to the baselines or benchmarks during the Plan year.  

Planned Changes to Metrics/Data Collection: THA does not anticipate any changes to the baselines or benchmarks during the plan year.  

Planned Significant Changes: THA does not anticipate additional authorizations for this activity during the Plan year.  
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15. Regional Approach for Special Purpose Housing  

Plan Year Approved, Implemented, Amended: THA received authorization for this activity in 2012. THA used this activity to implement its local, 

non-traditional housing programs in 2013.  

Description: THA is using this activity to add funds to the existing local infrastructure that provides housing assistance and services to families and 

young adults experiencing homelessness within the Tacoma/Pierce County area. Pierce County’s Coordinated Entry system is the central intake for 

all individuals and families in Tacoma/Pierce County seeking assistance to exit homelessness. Households coming through central intake are 

assessed for the appropriate housing intervention and case management care needed to exit homelessness. Under this activity, THA pools 

resources with Pierce County to serve households without housing, or at serious risk of losing their housing and provide the supportive services 

needed to stabilize the household. THA’s investment in Pierce County’s Coordinated Entry system is used to assist households receiving services 

through Rapid Rehousing (RRH).  

For households being served through Rapid Rehousing, THA will continue to count households assisted under this activity as “served” six months 

after their rental assistance ends. THA’s partners report that THA-funded service providers may still provide case management to households up 

to six months post-program participation for receiving rental assistance. Households are allotted a six-month period, similar to the “hold” voucher 

holders are permitted after being notified of a pending End of Participation (EOP). This provides a safety net for households who may still need 

support after their housing assistance has ended. This allows families to receive the services they need without requiring them to re-enter the 

Coordinated Entry system. 

In late 2020, THA, Tacoma Public Schools (TPS), and Pierce County launched the Tacoma Schools Housing Assistance Program (TSHAP). TPS 

families identified as McKinney-Vento are referred to the contracted provider who engages them in a creative conversation to identify their 

needs and potential solutions to their housing challenges. Potential interventions include one-time prevention supports, diversion, or Rapid 

Rehousing, depending on a family’s particular needs. THA has sunset TSHAP at the completion of the contract term in December 2022. The 

partners continue to explore developing a permanent pathway for McKinney-Vento students and their families that leverages Pierce County’s 

existing emergency housing resources.  
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Planned Non-Significant Changes: THA does not anticipate any changes to this activity during the Plan year.   

Planned Changes to Metrics/Data Collection: THA does not anticipate any modifications to the metrics or data collection during the Plan year. 

Planned Significant Changes: THA does not anticipate any significant changes to this activity for the Plan year.  
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16. Creation and Preservation of Affordable Housing 

Plan Year Approved, Implemented, Amended: This activity was proposed in 2012 and implemented in 2012. This activity is to preserve and create 

affordable housing units under MTW. These units would be affordable housing units, not public housing and they will not require an operating 

subsidy.  This activity was re-proposed in 2019 to include the use of MTW funds for Property-Based Rental Subsidies.  

Description: The flexibility granted through this activity allows THA to acquire or develop affordable housing for households at or below 80% of 

AMI within the City of Tacoma. THA intends to allow eligible low-income families to reside in these units, including those who may be receiving 

HCV rental assistance. This activity allows THA to preserve affordable housing stock within Tacoma, especially in areas where rents are quickly 

becoming unaffordable. THA recognizes that this entire activity is under the parameters of PIH Notice 2011-45 and will abide by the notice when 

implementing this activity.   

THA seeks to increase housing choices for low-income families using as many avenues as possible. THA uses this flexibility in various ways. The 

following details how THA has used MTW flexibility on the construction and acquisition of affordable housing units: 

Property-Based Subsidies: In 2018, THA re-proposed the activity to utilize its flexibility to place property-based subsidies. Property-Based 

Rental Subsidies are contributions to properties that agree to make its units available at a rental price affordable to very low-income 

households. THA contracts with property owners who agree to these terms and in return THA would make contributions to the property 

based on a negotiated contract where the tenant contribution plus the subsidy would not exceed the market value of the unit based on a 

rent comparability study. Eligible unit and housing types include but are not limited to: shared housing, cooperative housing, transitional 

housing, high-rise buildings, hotels/motels, and tiny homes. THA has a goal of using property-based subsidies in up to 750 units.  

Development and Acquisition: THA seeks to acquire existing rental housing in neighborhoods where THA does not have a strong 

presence to preserve housing affordability. Acquiring existing rental housing that is affordable to households earning 80% or 

less of the AMI is one of THA’s rental housing preservation strategies. Under this activity, THA is able to activate its broader 

use of funds ability so the agency could spend MTW dollars on construction and acquisition of affordable housing units. THA 

is leveraging its capacity as an MTW agency to pursue the following projects that are in THA’s Real Estate Development pipeline, 

some of which may utilize MTW dollars:  

(1)��Housing Hilltop – Housing Hilltop will provide 4-8 story buildings with a mix of retail and/or commercial space on 

the ground floor and a mix of very low-income and workforce housing units (up to 60% of AMI) in a mix of bedroom 
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configurations. Most of the units will be 1 and 2-bedrooms although some larger-sized units will also be included 

for large families. The four buildings will have some shared amenities and parking. The four parcels share an alley 

which THA plans to include as active space by doing creative alley activation projects to enhance the living 

experience for residents and to build community in the neighborhood. Financing would likely be a combination of 

THA unrestricted funds, private debt, and tax credits.  

Phase I consisted of the development of 57 studio units of permanent supportive housing for individuals exiting 

homelessness. This project, referred to as Hilltop Lofts, was done with a local non-profit partner. Construction 

was completed and the lease-up process began at the end 2022. Phase II will be orientated toward low-income 

individuals and families in a mix of studio, 1-, 2- and 3-bedroom units, as THA will develop 231 affordable 

housing units. There will be 13,000 square feet of commercial retail space, including a 10,000 square foot 

performing arts and community gathering space in which THA will prioritize BIPOC-owned businesses to lease 

the spaces.  

(2) 1800 Hillside Terrace (The Rise on 19th) – MTW funds were used to develop what is now referred to as the Rise on 

19th, formerly Hillside Terrace. Phase I and II are completed and fully online. The Rise provides 64 units of deeply 

affordable housing for homeless individuals and small families, as well as people with disabilities and other low-

income households.   

(3) James Center North / Aviva Crossing – THA acquired a 7-acre retail and commercial area that poses a good transit-

oriented development opportunity.  It is also directly across the street from the Tacoma Community College and 

close to transit, shopping, and entertainment. THA is working with local housing partners on the sale and 

development of affordable units in West Tacoma in which THA anticipates construction will begin in 2023 and 

2024. These multifamily properties will offer a mix of commercial and retail space, along with market-rate rental 

housing. It is anticipated that this development will add households sufficient to support the retail and commercial 

spaces while offering a high-quality, mixed-income project that will add vitality to the neighborhood. 

(4) 1500 Block - THA proposes to redevelop a property referred to as the 1500 Block.  This property will be redeveloped 

with one and two-bedrooms that are conducive to low-income individuals and small households using LIHTC.    
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(5) Intergenerational Housing (Hillsdale Heights) – THA is exploring an intergenerational housing project that will serve 

a multigenerational community where children who have experienced trauma can receive love and care from 

kinship and adoptive parents and live in a community with seniors who by living there agree to be respite 

caregivers, honorary grandparents, and tutors to the families.  

Re-syndication: THA is using this activity and may use MTW funding to explore options for re-syndication for eligible properties. THA is 

considering bringing in a new lender and investor to finance the rehabilitation of THA’s Hillside 2300 and Salishan 1-3 Properties. The four 

properties already met their 15-year tax credit compliance period, which began in 2002 (Hillside 2300) and 2005 (Salishans 1-3). 

Completing the re-syndication would introduce new opportunities for rehabbing the properties and potentially obtaining new credits 

based on how much is spent on acquisition and rehabilitation.  

Planned Non-Significant Changes: THA does not anticipate any changes to this activity during the Plan year.   

Planned Changes to Metrics/Data Collection: THA does not anticipate any modifications to the metrics or data collection during the Plan year. 

Planned Significant Changes: THA does not anticipate any significant changes to this activity for the Plan year.  
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18. Elimination of the 40% Rule 

Plan Year Approved, Implemented, Amended: THA proposed and implemented this program in 2013 after receiving MTW approval.  

Description: THA used this activity to waive the 40% cap on the percentage of income spent on rent. The goal is to allow for maximum resident 

choice in the voucher program and to substantially increase the participant’s ability to understand the program and lease up more quickly. This 

activity has allowed more households in THA’s voucher programs to lease units that they would have not had the opportunity to lease in the past. 

In addition, staff have saved time explaining the 40% rule to clients. 

Planned Non-Significant Changes: THA does not anticipate any non-significant changes to this activity for the Plan year.  

Planned Changes to Metrics/Data Collection: THA does not anticipate any modifications to the baselines or benchmarks during the Plan year. 

Planned Significant Changes: As stated under previous activities, in FY2025, THA intends to conduct a robust evaluation of its rent calculation 

methods, assessing methods for how TTP, HAP, and Family Share are calculated, including the review of policies when households are responsible 

for the extra cost associated with renting a unit above the payment standard (allowed by this MTW activity to waive the 40% cap). Should THA 

make changes to its rent calculation policies, thus impacting this activity and being deemed as a rent reform change, THA will submit an MTW plan 

amendment to seek HUD approval of the new policies. 
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19. Modify the Family Self-Sufficiency (FSS) Program 

Plan Year Approved, Implemented, Amended: THA proposed and implemented this program in 2013 after receiving MTW approval.  

Description: Through its MTW flexibility, THA modified the way we calculate escrow payments to be simpler and provide clearer guidelines for 

participating families. THA has designed a savings calculation method under which families may qualify for one or more pay points. Pay points will 

be calculated and credited at the end of the FSS contract term and only if the family provides credible and verifiable documentation that show they 

qualify for each of the pay point credit types. Clients have reported the escrow is motivating and easier to understand. THA has also seen staff time 

saved, and the time is now being spent on direct service. Below are examples of pay points: 

• $2,000 Maintain 32 hours/week employment for a minimum of 6 consecutive months 

• $1,000 Complete ESL classes; Levels 1-5, $200 per level 

• $100 Receive a certificate of successful completion of financial literacy 

• $3,000 Complete educational goals such as a GED, degree from an accredited school/college, vocational certificate, etc. Maximum escrow 

credit for achieving educational goals is $3000 per family. 

• $500: 0-6 months vocational training certificate 

• $750: 7-12 months vocational training certificate 

• $1,000: 13-24 months vocational training certificate 

• $1,500-Associate degree 

• $2,000-Bachelor’s degree 

In addition, THA has removed the requirement that households need to be off cash assistance for 12 consecutive months prior to program 

graduation as a determinant to access escrow funds.  
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Planned Non-Significant Changes: THA has been assessing its FSS program to better meet the needs of participants. In FY 2025, THA may explore 

changes to its pay points structure and broadening who is eligible to receive escrow. THA may also include additional changes to its FSS program 

that may impact its program eligibility or types of services rendered by FSS staff. No additional waivers are needed to implement these changes.  

Planned Changes to Metrics/Data Collection: Beginning in the 2022 MTW Report, THA determined it would no longer report on the following 

measures due to the lack of relevance in THA’s program operations and indications of program performance: CE # 1: Agency Cost Savings; CE # 2: 

Staff Time Savings; SS #4: Households Removed from Temporary Assistance for Needy Families (TANF). In FY2025, THA will no longer report on 

SS#3: Increase in Positive Outcomes in Employment Status, as this indicator has historically lacked the nuance to effectively demonstrate quality 

of services being provided in the FSS program. THA will continue to develop internal reporting metrics and benchmarks to ensure the FSS Program 

is meeting its intended goals of promoting financial self-sufficiency based on a household’s desired goals.  

Planned Significant Changes: THA does not anticipate any significant changes during the Plan year.  
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20. MTW Seed Grants  
Plan Year Approved, Implemented, Amended: This activity was proposed in 2013 and implemented in 2013.  

Description: THA proposed this activity so, if needed, the agency could provide seed grants to partner service agencies to increase capacity to 

serve THA households. The grants would be specific to helping non-fixed-income (work-able) households increase earned income and become 

self-sufficient. THA used this activity to provide three job skills and soft skills trainings for households in 2013. In 2025, THA would like to keep this 

activity in the implemented section of the plan to support future goals of increasing the number of customers and low-income Tacoma residents 

hired by THA and its partners and expanding opportunities for training and certifications so residents can be competitive in the current job market. 

Planned Non-Significant Changes: THA will do more planning in 2025 focused on strategies to hire residents and increase access to certifications 

and training opportunities in collaboration with other service partners. These planning sessions may further clarify THA’s strategies and goals 

related to this activity in 2025.   

Planned Changes to Metrics/Data Collection: THA has worked with HUD to implement new standard metrics for this activity and does not 

anticipate any changes to the baselines or benchmarks during the plan year.  

Planned Significant Changes: THA does not anticipate additional authorizations for this activity during the Plan year.  
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22. Exclude Excess Income from Financial Aid for Students  

Plan Year Approved, Implemented, Amended: This activity was proposed in the 2014 MTW Plan. This activity was implemented in 2020.  

 

Description: The purpose of the activity is to further encourage self-sufficiency among participants and streamline administrative processes. To 

achieve this aim, THA modifies the administration of the full-time student deduction by excluding 100 percent of a student’s financial aid. THA 

does this for its tenant-based voucher programs and THA residents living within THA’s portfolio. THA excludes excess income from student 

financial aid from the income calculation used to determine initial eligibility into THA programs and for a household’s calculated income for re-

certifications and interims.  

 

Planned Non-Significant Changes: THA intends to maintain the following regulatory flexibilities, even after the updated implementation deadline 

for the HOTMA (Section 102) Final Rule:  

 

• Continuing to exclude 100 percent of a student’s financial aid from the income calculation used to determine initial eligibility into THA 

programs and for a household’s calculated income for re-certifications and interims. This includes all student financial aid, regardless of 

the source of the loan (on which the HOTMA final rule has put additional restrictions). 

Aside from the aforementioned MTW flexibilities, THA continues to assess all aspects of the regulations included in the HOTMA Final Rule along 

with seeking additional consultation from subject matter experts to determine how to best comply before the implementation deadline. In doing 

so, THA will follow HUD’s instructions for updating the agency’s policies and procedures for adopting HOTMA guidance.   

Planned Changes to Metrics/Data Collection: THA does not anticipate any changes to the baselines or benchmarks during the plan year.  

Planned Significant Changes: THA does not anticipate any significant changes in the Plan year.   
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24. Rental Assistance Success Initiative (formerly) Local Security 
and Utility Deposit Program 

Plan Year Approved, Implemented, Amended: THA proposed this activity in its 2014 MTW Plan and implemented the program in January 2016. 

Minor amendment in 2019.  

 

Description: Initially this activity was solely a security deposit assistance program that was open to THA applicants in its Tacoma Public Schools 

Special Housing Project, its College Housing Assistance Program, and any of THA’s affordable housing applicants/residents who needed assistance 

in order to move into a unit. THA realized that many households did not have the resources to pay the security deposit once they reached the top 

of the waitlist and were offered a unit. This program ensured that families could afford to move into the unit when they came to the top of the 

waiting list. It would also reduce the number of unit turndowns THA receives. For those moving into THA properties, in order to receive assistance 

through the Security Deposit Assistance Program (SDAP), the household must be at/or below 30% AMI.  

In addition to SDAP, THA modified the program in its 2019 Plan to expand the flexibility within this activity to include potential incentive programs 

to encourage property owner participation and retention in THA’s rental assistance programs. THA may use its MTW authority to operationalize a 

landlord incentive program that includes benefits to landlords such as potential retention bonuses and establishing a vacancy loss and payment 

policy. 

THA is using its MTW authority to implement additional programs and activities that will lead to increased participation and utilization of its highly 

valued housing assistance. THA has focused on developing strategic relationships with landlords to strengthen relationships and created a Landlord 

Engagement Specialist position to lead this work. In addition to cultivating stronger relationships with landlord partners for THA’s voucher program, 

this position facilities the gathering of the Landlord Advisory Board, which helps advise on numerous policy changes and industry issues throughout 

the year, and this position works with the City of Tacoma on Landlord Education program, a joint initiative between the City and THA which aims 

to educate landlords about changes to local and state laws and to connect them to resources to help with rent delinquencies. Additionally, the 

landlord engagement specialist helps lead the organization of the Annual Regional Landlord Symposium. 

Beginning in 2022, THA has made investments towards housing navigation assistance for THA voucher holders. THA hired dedicated housing 

navigator positions, which are critical to managing the agency’s in-house THA’s Housing Provider Vacancy List, a web-based portal that centralizes 

the list of vacant units through THA’s landlord partner network. Housing navigation assistance is provided to program participants who tend to 

have greater barriers, and the navigation support provides the tools, resources, and advocacy needed to lease up faster in this tight rental 
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market. The housing navigators work with THA voucher holders one-on-one and hold events at apartment complexes with landlord partners 

intended to reach THA voucher holders and clients looking for homes. 

 

Planned Non-Significant Changes: THA does not anticipate any non-significant changes in the Plan year.   

Planned Changes to Metrics/Data Collection: THA does not anticipate any modifications to the baselines or benchmarks during the plan year. 

Planned Significant Changes: THA does not anticipate any significant changes in the Plan year.   
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25. Modify HQS 8 
Plan Year Approved, Implemented, Amended: THA proposed this activity as an amendment in its 2019 Plan and received HUD approval in 2019. 

Description: THA must inspect all units for Housing Quality Standards (HQS) to ensure that federally-assisted units are safe, clean, and decent. 

THA made some modifications to its HQS processes to achieve staff time savings and reduce the time a THA client must wait until they are 

permitted to move in. These modifications aim to reduce the administrative burden upon both THA and landlords and to encourage Tacoma 

housing providers to rent to THA voucher holders. To achieve these goals THA made the following changes: 

1. In lieu of re-inspections for a failed HQS initial inspection, landlords may provide evidence that fail items that are outside of THA’s 

prescribed ‘life-threatening’ category have been cured. THA clients may move into the unit quicker since they no longer have to 

wait for an additional inspection to be completed. Landlords are still required to cure fail items within 30 days and THA will still 

conduct annual HQS inspections and audit inspections for quality control.  

2. To achieve staff time savings THA will accept a “Certificate of Occupancy” issued by the City of Tacoma in lieu of an initial 

inspection. Future annual HQS and audit inspections will still be completed to ensure quality control.  

3. To further streamline THA’s HQS processes, THA will negotiate its own contract rents and determine rent reasonableness. This is 

broadly applied to all THA-owned, managed or subsidized units.  

4. In lieu of an initial inspection completed by Rental Assistance HQS Inspection Staff, THA may accept “self-certified inspections” from 

Property Management staff for THA-Owned Units. Qualified and trained PM staff may certify that the unit has been inspected and that 

the property meets HUD and THA HQS inspection standards. These self-certifications would be documented through the submission of an 

HQS inspection checklist for each unit. Rental Assistance HQS Staff would then QA a certain percentage of these units, no less than 10%, 

each year. Eligible units are those owned by THA directly or in partnership with THA. Only units with construction dates after 1978 would 

be eligible for participation. During the QA process, should THA find any items that fail inspection, THA would require that all fail items be 

resolved just as we do with other standard inspection requirements. Furthermore, if less than 80% of inspections of the randomly selected 

QA inspections pass, THA would QA another sample and repeat the process as deemed necessary. 

 
 
8 After the nationwide implementation of NSPIRE, this activity will be referred to as “Modify Local Inspections (HQS and NSPIRE)”  
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5. Pre-inspections could be allowed for any units that previously had an HCV tenant and/or for units owned by landlords that express interest 

in renting to a voucher holder. Pre-inspections could be good for 90 days. THA received HUD approval for, but not yet implemented, 

policies surrounding pre-inspections.  

6. THA conducts inspections in alignment with its bi- and triennial recertification schedule. THA received approval for a triennial 

inspection schedule to streamline the inspection process and reduce disruption to residents’ lives.  

7. Additional flexibilities for which THA received approval by HUD, but has not yet been implemented, include policies around self-

certified initial inspections. Once implemented, THA would allow properties in good standing -- defined as units that have passed 

an inspection in the last 12 months-- to self-certify initial inspections. THA will continue to track, report, and provide QA audits on 

units up to 10% of the time for those units. No additional waivers are needed to implement these changes. 

Finally, in 2021, HUD approved a proposal that allows THA to adjust operations and policies, as needed, during times of declared 

emergencies. See Appendix C: THA’s Emergency Operations.  During the COVID pandemic, HUD waived certain program requirements and 

rules that helped public housing authorities respond to the pandemic. Using MTW flexibility, THA has adopted similar waivers for future 

use during times of emergency that would significantly disrupt daily operations for THA staff and residents, clients, and applicants.   

Planned Non-Significant Changes: 

THA intends to continue exercising its previously approved MTW flexibilities listed under this inspections-related activity. Understanding that 

requirements have changed due to the rollout of NSPIRE, THA wants to ensure that HUD is aware that we intend to continue these practices. As 

of August 2024, THA has submitted two inquiries to the REAC Office and MTW Office to confirm that these flexibilities remain compliant under 

NSPIRE and are waiting to hear back. Per HUD guidance received by email to PHA executive directors on 9/5/2023, THA will continue to utilize 

these alternate inspection methods until HUD completes its review and THA hears a response. 

 

Planned Changes to Metrics/Data Collection: THA does not anticipate any changes to metrics and data collection.  

Planned Significant Changes:  THA does not anticipate any significant changes in the Plan year.   
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26. Local Homeownership Flexibilities 

Plan Year Approved, Implemented, Amended: THA proposed this activity in 2024 and will implement this activity in 2025.  

Description: THA received approval to implement flexibilities to its Homeownership Program that waives the 10- to 15-year time limit requirement 

for households that do not qualify as elderly or disabled to align with the term of the household’s mortgage loan.  

Though THA stopped issuing homeownership vouchers in 2011, THA is looking to reinstate homeownership as a special housing option in the 

future; as part of this, THA wants to ensure components of its Homeownership Program are based on evidence-based practices to increase 

homeownership access and keep participating households stable in their homes.  

 

Planned Non-Significant Changes: THA does not anticipate additional authorizations for this activity during the Plan year. 

 

Planned Changes to Metrics/Data Collection: THA does not anticipate any changes to the baselines or benchmarks during the plan year.  

 

Planned Significant Changes: THA does not anticipate additional authorizations for this activity during the Plan year. 
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27. Local Payment Standards Policy  

Plan Year Approved, Implemented, Amended: THA proposed and received approval for this activity in 2024. THA implemented most components 

of the activity in 2024. THA will fully implement the shared housing payment standard in 2025.   

Description: This activity enables THA to operate a more localized payment standards policy that is responsive to the Tacoma housing market and 

brings THA’s operational policies more in alignment based on other MTW flexibilities.  

 

Amended Calculation for Shared Housing Payment Standard & Rent Reasonableness Determination:  

THA will set the payment standard for shared housing at 80% of the payment standard for a unit of the same bedroom size. This 

formula, based on a percentage of the payment standard for a unit of the same bedroom size, is an alternative as opposed to following 

the HUD-prescribed shared housing calculation at §982.617(c). THA will regularly assess at which percentage this figure is based to 

ensure we are meeting the anticipated outcome of providing voucher holders interested in shared housing with affordable living options 

and doing so at rates commensurate to the general voucher population. For shared housing, utility allowances (UAs) will be calculated in 

a manner consistent with the HCV Program, but at a prorated rate of 80% of the amount identified in THA’s tiered rent schedule for the 

appropriate bedroom size and income level of the household. 

Finally, as part of this flexibility, THA will update the rent reasonableness policy for shared housing. For shared housing situations, THA 

will conduct rent reasonableness determinations in this order of priority: 

 

A) Identifying comparables for available rooms found on 3rd party websites, including but not limited to the following:  

�ƒ craigslist.org 
�ƒ facebook.com 
�ƒ Apartments.com 
�ƒ forrent.com 
�ƒ padmapper.com 
�ƒ Zillow.com; or 
�ƒ Another website with rental housing listing services for shared housing. 
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When option A is not available, due to not being able to identify enough units with a comparable proximity, unit type, or due to 

the legitimacy of listings (Note: THA staff have noted websites like Craigslist often have scams that have deterred identifying 

comparable rents), staff may opt for option B, which is:  

 

B)  Identifying comparable units that fall within 80% of the reasonable rent for a unit of the household’s bedroom size. THA will 

utilize rent reasonableness methods as described in section 8-III.D of THA’s Admin Plan to determine the reasonable rent for the 

household’s bedroom size and will check that the combined rent for all rooms rented by the household in the shared housing 

situation does not exceed 80% of reasonable rent for the bedroom size.  

 

Adjusting timelines to decrease in the payment standard amount during the HAP contract term:  

THA will adjust the timeline when the household’s updated Housing Assistance Payment (HAP) is adjusted as a result of a decreasing the 

payment standard during a HAP contract term. THA will have the decreased payment standard amount effective for the household when 

THA provides at least 12 months’ notice to households. By waiving HUD’s regulations at § 982.505(c)(3)(i) and providing at least 12 

months’ notification for households of this payment standard change after it has taken effect, this puts a reasonable timeline for the 

new HAP amounts to be implemented and considering the cost-effectiveness of HAP funds.  

Expanding Range of Approved Payment Standards: 

THA will expand its range of approved payment standards so that they may fall between 80-120% of the HUD Fair Market Rents (FMRs) 
without seeking additional HUD approval, as would typically be the case under 24 CFR 982.503 (c) and (d).  

 
Planned Non-Significant Changes: THA does not anticipate additional authorizations for this activity during the Plan year. 

 

Planned Changes to Metrics/Data Collection: THA does not anticipate any changes to the baselines or benchmarks during the plan year.  

 

Planned Significant Changes: THA does not anticipate additional authorizations for this activity during the Plan year. 
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B. NOT YET IMPLEMENTED ACTIVITIES 

10. Special Program Vouchers:  

Implementation Description: This activity was proposed in 2011 but not yet implemented. The initial idea was to establish a Special Program 

Voucher program similar to the project-based voucher program. Vouchers were to be awarded to service partners for a special purpose or a special 

program. The service partners would be responsible for designing the program. This includes selecting households for the program, establishing 

program guidelines and eligibility criteria, length of time a household would be eligible for a voucher, level of assistance provided to each 

household, etc. THA would then oversee the administration of these vouchers through an annual reporting and/or audit process.  

Status Update: This activity was proposed before HUD issued guidance on local non-traditional programs. THA now proposes any new activity that 

is not directly operated by our agency as a separate local non-traditional program activity. No activities are being operated under this activity as 

of now. There is not a timeline in place to use this activity.  

Modifications to the activity since approval: THA does not anticipate any changes to this activity during the Plan year. 
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SECTION C. ACTIVITIES ON HOLD 

N/A 
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SECTION D. CLOSED OUT ACTIVITIES 

2. ESHAP: THA proposed and implemented this activity in 2011 and closed this activity in 2019. The activity began as a pilot program to assist 

homeless families enrolled at McCarver Elementary School. McCarver was known for its high transient rates. The initial design was intended to 

stabilize families enrolled at McCarver Elementary and as a result, positively impact the high rates of transiency at McCarver. Since its 

implementation, ESHAP has seen changes to its program structure – which included lifting program participation requirements, expanding 

eligibility for enrolled families to other elementary schools, and providing a subsidy similar to THA’s traditional HCV model. After evaluation and 

community consultation, ESHAP will be expanded but also redesigned to function more similarly to the Coordinated Entry model. This will be done 

in partnership with Pierce County and the Tacoma Public School District.  This activity has been closed out and metrics and data regarding future 

TSHAP families will be reported under Activity 15.  

4. Allow Transfers Between Public Housing and Voucher Waitlists This activity was proposed and implemented in 2011. THA created transfers to 

make it easier for families to move to a unit that better meets their needs. Households on the public housing transfer list can be issued a voucher 

if there are no units that meet their needs. The activity has made it easier for reasonable accommodation clients to find units that meet their 

needs. THA’s portfolio is almost completely PBV, making this activity obsolete.   

9. Modified Housing Choice Voucher Activity: THA proposed this activity in 2011 and has yet to implement it. The activity proposed to modify the 

annual inspection process to allow for biennial inspections of qualifying HCV units (instead of yearly). Since HUD guidance was released on biennial 

inspections allowing any PHA to perform them, this activity was closed out in 2015. 

13. Local Blended Subsidy: THA proposed this activity in 2012 but has not implemented it. The activity was created so that THA could create a 

local blended subsidy (LBS) at existing and, if available, at new or rehabilitated units. The LBS program would use a blend of MTW Section 8 and 

public housing funds to subsidize units reserved for families earning 80 percent or below of area median income. Because of the complicated 

nature of this activity, THA has not implemented it. THA has been approved for a RAD conversion in 2014/2015 which caused this activity to be 

closed out in 2015. The units may be new, rehabilitated, or existing housing. The activity is meant to increase the number of households served 

and to bring public housing units off of the shelf.  

14. Special Purpose Housing: THA proposed this activity in 2012 and has not implemented it. The activity was meant to utilize public housing units 

to provide special-purpose housing and improve the quality of services or features for targeted populations. In partnership with agencies that 

provide social services, THA would make affordable housing available to households that would not be admitted to traditional public housing units. 

With this program, THA would sign a lease with partner agencies to use public housing units both for service-enriched transitional/short-term 
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housing and for office space for community activities and service delivery. The ability to designate public housing units for specific purposes and 

populations allows units to target populations with specific service and housing needs and specific purposes, such as homeless teens and young 

adults. Because of the RAD conversion, THA closed this activity in 2015. 

17. Housing Opportunity Program (HOP): This activity was proposed and initially implemented in 2013, with additional program requirements 

added in a 2014 re-proposal. From 2013 – 2022, all new admissions to THA’s tenant-based voucher program received a fixed subsidy (HOP) as 

opposed to a subsidy based on income. The fixed subsidy was determined by the household size at admission and 50% of the current payment 

standard. Non-fixed-income (work-able) households were subject to five-year term limits, whereas elderly/disabled households may receive 

assistance indefinitely. Through the use of targeted funding, THA also provided a limited number of HOP subsidies to two programs: the College 

Housing Assistance Program (CHAP), in which THA partnered with the Tacoma Community College (TCC) to provide rental assistance to TCC’s 

population of homeless and near homeless students; and the Children’s Housing Opportunity Program (CHOP), in which THA partnered with the 

Department of Children, Youth and Families (DCYF) to provide rental assistance to families who needed housing to prevent or shorten their child’s 

foster care placement or to house a teenager aging out of foster care who otherwise would begin his or her adulthood in homelessness. 

THA initially made the decision to feature fixed and time-limited subsidies for non-fixed-income (work-able) households with the intention of 

reaching more households. However, THA completed an assessment in 2021 of HOP participants and found that HOP participants had less positive 

outcomes than traditional HCV participants whose vouchers were income-based and not time-limited. Because of these results, the THA Board of 

Commissioners approved of the sunsetting of the Housing Opportunity Program effective May 2022. As of year-end 2023, all households who 

were originally issued HOP, CHAP, or CHOP subsidies successfully transferred to the HCV Program so THA closed this activity in the 2023 MTW 

Report. 

21. Children’s Savings Account: This activity was proposed in the 2014 MTW plan and implemented in the fall of 2015 as a pilot within the 

Salishan community. To date, THA offers children’s savings accounts (CSAs) to the children living among all 12 of its managed properties. The 

program is aimed at developing a savings habit among students and their families and improving graduation rates, college and career 

preparation and enrollment. The program includes: A partnership with the Washington State 529 Guaranteed Education Tuition (GET) program, 

as well as post-secondary planning and navigation supports. THA is still operating the Children’s Savings Account Program, but under a larger 

asset building initiative, the Two Generational Program (2Gen). 2Gen provides targeted resources, programming, and staff support to 

participating children and adults for families that have a child attending middle school or high school. Wrap-around services include social-

emotional supports, place-based educational programming, and direct support for families to build assets to improve their economic mobility. 
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Because THA is not utilizing any regulatory waivers to operationalize the Children’s Savings Account program, THA will close out the activity but 

continue reporting on CSA and its larger 2Gen initiative in Section V: Planned Application of MTW Funding Flexibility. 
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Section V: Sources and Uses of 
MTW Funds 

A. PLANNED APPLICATION OF MTW FUNDS 

 Estimated Sources of MTW Funding for the Fiscal Year 

PHAs shall provide the estimated sources and amount of MTW funding for the Fiscal Year 

SOURCES 

FDS Line Item FDS Line-Item Name Dollar Amount 

70500 (70300+70400) Total Tenant Revenue 

To be determined, as THA’s 
Finance Team is finalizing its 
2025 budget. THA will provide 
the dollar amounts prior to 
THA’s submission of the 2025 
MTW Plan.  

70600 HUD PHA Operating Grants 

70610 Capital Grants 

70700 
(70710+70720+70730+70740+70750) 

Total Fee Revenue 

71100+72000 Interest Income 

71600 Gain or Loss on Sale of Capital Assets 

71200+71300+71310+71400+71500 Other Income 

70000 Total Revenue 

 
 

Estimated Sources of MTW Funding for the Fiscal Year 

PHAs shall provide the estimated uses and amount of MTW funding for the Fiscal Year 

USES  

FDS Line Item  FDS Line-Item Name  Dollar Amount  

91000 
(91100+91200+91400+91500+91600+91700+91800+91900)  

Total Operating - 
Administrative  

To be determined, as THA’s 
Finance Team is finalizing its 
2025 budget. THA will provide 
the dollar amounts prior to 
THA’s submission of the 2025 
MTW Plan.  

91300+91310+92000  
Management Fee 
Expense  

91810  Allocated Overhead  

92500 (92100+92200+92300+92400)  Total Tenant Services  

93000 (93100+93600+93200+93300+93400+93800)  Total Utilities  

93500+93700  Labor  

94000 (94100+94200+94300+94500)  
Total Ordinary 
Maintenance  

95000 (95100+95200+95300+95500)  
Total Protective 
Services  

96100 (96110+96120+96130+96140)  
Total Insurance 
Premiums  

96000 (96200+96210+96300+96400+96500+96600+96800)  
Total Other General 
Expenses  

96700 (96710+96720+96730)  
Total Interest Expense 
and Amortization 
Cost  
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97100+97200  
Total Extraordinary 
Maintenance  

97300+97350  
Housing Assistance 
Payments + HAP 
Portability-In  

97400  Depreciation Expense  

97500+97600+97700+97800  All Other Expenses  

90000  Total Expenses  
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Please describe any variance between Estimated Total Revenue and Estimated Total Expenses: 

THA will update this section with the corresponding requirements prior to THA’s final submission of the 

2025 MTW Plan.  
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Planned Application of MTW Funding Flexibility  

Listed below are some of the specific ways in which THA plans to exercise its MTW flexibility: 

• THA is continuing its work to assess the state of diversity, equity, inclusion, and belonging (DEIB) 

in its policies, practices, and programs. This work, a collaboration by THA leadership, staff, and 

THA’s recently hired DEIB Strategic Advisor, aims to articulate a clear set of goals and draft an 

action plan with specific activities to advance DEIB at THA. 

• THA is making changes to relieve the administrative burden on both the agency and the tenants 

by creating a more streamlined approach to both the certification process and inspections. THA 

intends to make its processes less intrusive on people with fixed incomes such as the elderly and 

disabled, and to relieve families from some of the more burdensome requirements of annual 

certification. The new certification cycle started in 2013.  

• THA is focusing on housing, employment-related services, and other case management activities 

that will move families towards self-sufficiency. Its Client Support and Empowerment Department 

also assists tenants who are facing challenges in successful tenancy. 

• THA is entering into community partnerships to develop and continually improve programs and 

wraparound services, such as the 2Gen program, which utilizes cross-sector partnerships like the 

YMCA, KBTC, and the Health Department to provide multi-generational mentorship programs, 

tutoring, social-emotional learning. This also encompasses THA’s Children’s Matched Savings 

Account Program (formerly reported as Activity 21), which is aimed at developing a savings habit 

among students and their families and improving graduation rates, college and career 

preparation, and enrollment. 

• THA is making necessary technological enhancements that will benefit the organization and the 

residents. This includes investments in THA’s administrative data system, including changes to its 

financial and case management systems. THA completed the vendor transition in 2024. Led by 

THA’s Data Governance Committee and THA’s IT department, THA is focusing on the development 

of a data warehouse that enables longitudinal analysis, the development of key performance 

metrics (KPI) dashboards, and reporting and visualization capabilities that provide meaningful 

insights into THA’s quality of housing and services. 

• THA is analyzing its administrative overhead and charge expenses directly to the programs 

whenever possible. The agency is charging administrative or previously allocated costs to a 

Program Support Center for each of its three activity areas as identified in the Local Asset 

Management Plan, along with a Community Services Central fund to track expenses associated 

with those functions.  
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• THA is using its MTW funds to help the agency achieve its goal to ‘make THA a great place to work’ 

and ensure staff are paid a housing wage. This includes shifting the maintenance staff home cost 

center to THA-MTW funds.   

• THA is using its MTW funds to support and make improvements to the community facilities of its 

properties, including the Bay Terrace Community Facility.  

• THA included an activity in its 2012 amended plan that allows the agency to activate the MTW 

single fund flexibility to support the development and preservation of affordable housing. THA 

utilizes its single source MTW funds to obtain land, in addition to existing properties, which is vital 

for the future development of affordable housing in Tacoma.  

• THA is partnering with local agencies in the community to create local non-traditional housing 

programs and services. The programs are funded by THA but run by partnering agencies. 

• THA is focusing on eviction prevention efforts to help keep residents who are at risk of eviction 

housed. This includes the hiring of an eviction prevention specialist and working with the Client, 

Support, and Empowerment Department staff to engage with residents on late rent and entering 

into affordable repayment agreements, and connecting households with eviction prevention 

resources available at the County.  

• THA is reassessing its contracting procedures and investing in staff support to ensure equitable 

contracting and procurement standards are being followed. THA seeks to increase contracts with 

minority and women-owned business enterprises (MWBE). THA is also focusing on equitable 

hiring and ensuring there is adequate staff capacity to help accomplish our goal of increasing the 

number of customers and low-income Tacoma residents hired by THA and its partners (aligned 

with Section 3 efforts). 

• THA may use MTW single fund flexibility towards property operations to offset shortfalls caused 

by the lack of sufficient operating cost adjustment factor (OCAF) increases and the unique market 

conditions present in Tacoma. This flexibility will help stabilize properties to ensure that they 

remain financially solvent and are able to meet their financial commitments.  
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Planned Application of PHA Unspent Fund and HCV 
Funding 

 
THA will update this section with the corresponding requirements prior to THA’s final submission of the 

2025 MTW Plan. 

 
Local Asset Management Plan  
 

Is the PHA allocating costs within statute?   or No 

     

Is the PHA implementing a local asset management 

plan (LAMP)? 

 
Yes or  

 

If the PHA is implementing a LAMP, it shall be described in an appendix every year 

beginning with the year it is proposed and approved.  The narrative shall explain the 

deviations from existing HUD requirements and should be updated if any changes are 

made to the LAMP. 

 

Has the PHA provided a LAMP in the appendix? Yes or  
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Rental Assistance Demonstration (RAD) Participation  
 

Description of RAD Participation 

 

 

Has the MTW PHA submitted a RAD Significant Amendment in the appendix? A RAD 

Significant Amendment should only be included if it is a new or amended version that requires 

HUD approval. 

 

 

If the MTW PHA has provided a RAD Significant Amendment in the appendix, please state 

whether it is the first RAD Significant Amendment submitted or describe any proposed 

changes from the prior RAD Significant Amendment? 

 

 

RENTAL ASSISTANCE DEMONSTRATION (RAD) PARTICIPATION 

• In April 2016, THA closed on the conversion of 456 units. Rehab on those units was completed on 

12/31/2017.  

• Between October 2019 and December 2019, THA closed on the conversion of 323 additional units. 

This was a transition in which no new Capital Financing was involved. 

• THA’s original significant RAD amendment was submitted to HUD 7/27/2015 and was approved 

on 9/14/2015. 

No 

N/A 
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Section VI: Administrative  

A. BOARD RESOLUTION AND CERTIFICATION OF COMPLIANCE 

THA will update this section with the corresponding requirements prior to THA’s final submission of the 

2025 MTW Plan. 
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B. DOCUMENTATION OF PUBLIC PROCESS 

MTW Plan Public Review Process - Summary: 

• Public Comment Dates: August 15, 2024 – September 14, 2024 

• THA received one public comment that provided a list of improvements to make the 2025 

MTW Plan clearer for audiences who may be new to MTW and HUD programs. The comment 

stated the 2025 MTW Plan included language that was too technical and needed to be 

written in plain language. As a result of this comment, THA added an introductory page to 

the 2025 MTW Plan that describes an overview of MTW and the purpose of THA’s MTW plan 

and reports. THA additionally updated its public comment page to provide more background 

information on the MTW program, share links to additional resources, and upload slides 

from the in-person public hearing that included a glossary of common MTW acronyms and 

terms relevant to the 2025 MTW Plan.  

• Posted on THA’s website and social media accounts.  

• A virtual public hearing was held on August 26, 2024 

o No attendees for the virtual public hearing. 

• An -n-person public hearing was held on August 28, 2025 

o Two participants attended the in-person public hearing.  

 

(Image on next page) Notice of Public Comment Period and Public Hearing. 
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C. PLANNED AND ONGOING EVALUATIONS 

THA’s Department of Policy, Improvement, and Evaluation (PIE) continually monitors its programs, 

conducts analyses to inform agency-wide decisions, and evaluates strategies that improve its service 

delivery. In 2025, THA’s PIE department, in conjunction with operational departments, will support the 

following work:  

 

Operational Improvements: THA will continue working closely with IT to plan for THA’s technology 

conversion, including extensive data cleaning and transformation. Efforts will be largely focused on 

building the data capacity and infrastructure needed to carry out rigorous evaluations and analyses in 

the future. THA will also continue to monitor and adjust practices for its waitlist management and 

policies, implementation of the FSS Program, and new MTW activities being implemented such as THA’s 

new Homeownership Program flexibilities and alternative payment standards for shared housing. THA 

will also develop an organizational performance measurement system, using a suite of tools from 

Microsoft’s business intelligence software, to develop key performance metrics (KPI) dashboards of its 

short- and long-term goals. 

 

Payment Standards Analysis: THA’s PIE department completes an in-depth annual review and mid-year 

check-in of its payment standards to ensure they are meeting the needs of participants. THA piloted new 

methods to conduct its payment standards analysis beginning in 2022 in which THA was able to procure 

access to an extensive third-party dataset, thereby allowing THA to fine-tune its payment standards and 

adjust to the local market in response to changing market conditions. THA will continue to conduct its 

annual and mid-year reviews in the 2025 plan year. Additionally, THA is interested in assessing the 

feasibility of implementing Small Area FMRs within Tacoma.  

�É 
Evaluating the Effectiveness of THA’s Rent Calculation:�ÉTHA intends to evaluate its rent calculation 

methods, assessing methods for how TTP, HAP, and Family Share are calculated and how utility 

allowances and deductions are considered for different types of households (e.g., fixed income vs. non-

fixed income households; households who have $0 income or not). The evaluation seeks to compare 

THA’s current policies, HUD’s new HOTMA section 102 and 104 policies, and scenario planning if THA 

were to adopt a hybrid approach of no longer utilizing some of its MTW flexibilities (e.g., deciding to 

reinstate the elderly/disabled and dependent deduction) while deciding to alter or keep certain 

flexibilities (e.g., changing the streamlined utility allowance schedule, or maintaining THA’s 28.5% TTP 

policy, respectively). This evaluation comes as the new HOTMA Final Rule presents an opportunity for 

THA to understand what policies could benefit households and help keep them stably housed by 

following HUD’s new regulations, while also maintaining THA’s MTW goal for maintaining cost-

effectiveness in its programs.  
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Exploring Solutions to Maintain THA’s Quality of Housing and Services:  THA continues to advocate and 

identify additional means by which our programs can be financially sustainable. THA is exploring options 

to supplement RAD rents, which have historically been underfunded since the RAD funding formula was 

set at a prorated amount when THA adopted RAD. At the time THA converted most of its PH stock to 

RAD, THA did not receive sufficient operating subsidy and capital funding, which has lasting effects to 

this day. In THA’s case, for example, the agency's RAD units were funded at 51% of our MTW units ($548 

vs $1,081 for HAP) in 2023. This adds strain to our statutory requirement to serve substantially the same 

(StS) number of households as THA’s RAD units are still counted within the StS denominator on a 1:1 

basis even though the HUD funding we receive equates to approximately half the value of one unit. THA 

continues to strive to identify potential solutions with HUD and industry partners, be it through using 

MTW funding to supplement the proration or utilizing MTW regulatory flexibilities, to rectify this long-

standing issue.  
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D. LOBBYING DISCLOSURES 

THA will update this section with the corresponding requirements prior to THA’s final submission of the 

2025 MTW Plan.
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Appendix A: Letter of Consistency  
THA will update this section with the corresponding requirements prior to THA’s final submission of the 

2025 MTW Plan.  
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Appendix B: LAMP 
A. Background and Introduction 

The First Amendment to the Amended and Restated Moving to Work Agreement authorize Tacoma 

Housing Authority (THA) to design and implement a Local Asset Management Program (LAMP) for its 

Public Housing Program and describe this program in its Annual MTW Implementation Plan. The term 

“Public Housing Program” means the operation of properties owned or units in mixed-income 

communities subsidized under Section 9 of the U.S. Housing Act of 1937, as amended (“1937 Act”) by 

the Agency that are required by the 1937 Act to be subject to a public housing declaration of trust in 

favor of HUD. The Agency’s LAMP shall include a description of how it is implementing project-based 

property management, budgeting, accounting, and financial management and any deviations from 

HUD’s asset management requirements. Further, the plan describes its cost accounting plan as part of its 

LAMP, and in doing so it covers the method for accounting for direct and indirect costs for the Section 8 

Program as well. 

 

The existing Property Management structure has been in place for several years now. THA has operated 

using project-based budgeting with on-site administrative and maintenance personnel responsible for 

the majority of the tasks associated with managing the properties.  Our cost approach allocates all 

indirect revenues and expenses to a Program Support Center (based on unit count) and then charges 

fees to the programs and properties as appropriate. 

B. Guiding Principles 

The City of Tacoma established the Tacoma Housing Authority under State of Washington legislation in 

1940 through resolution. The resolution states that the City formed the Housing Authority to address a 

“shortage of safe and sanitary dwelling accommodations in the City of Tacoma, Washington available to 

persons of low-income at rentals they can afford.” Since then, THA has strived to meet the ever-

increasing demands for low-income housing in the Tacoma area. With acceptance into the Moving to 

Work (MTW) program in 2010, THA took on three additional statutory objectives that further define the 

Agency’s role on both a local and a national scale. THA is required to keep these objectives in mind 

through the development of each activity related to MTW, including the development of the LAMP. The 

three statutory objectives are: 1) reduce cost and achieve greater cost effectiveness in Federal 

expenditures; 2) give incentives to families with children whose heads of household are either working, 

seeking work, or are participating in job training, educational or other programs that assist in obtaining 

employment and becoming economically self-sufficient; and 3) increase housing choices for low-income 

families [Section 204(a) of the 1996 Appropriations Act]. 
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C. Description of Asset-Based Operations 

Overview of Organizational Structure 

THA’s Property Management Department is responsible for the day-to-day operations of THA’s portfolio, 

and the Administration Department is responsible for Asset Management. The chart below shows this 

relationship and the positions responsible for these management functions. 

 

 
Figure 1: Organizational Structure 

 

Description of 2024 Plan 

THA manages its properties as 2 portfolios.  We have Portfolio West, which consists of our 456 Renew 

Tacoma Housing (RTH) RAD units comprised of 9 properties of Elderly/Disabled and Family Housing. Our 

Hillside/Bay Terrace properties which comprises 5 properties and 270 units is also considered under our 

Portfolio West umbrella. As these properties are spread out, we have management teams overseeing 

property groupings as best determined by the Director.  

 

The other management group, Portfolio East, is responsible for managing our Salishan properties 

(seven), consisting of 631 units. As Salishan is in one geographical area, a centralized management team 

manages those properties. Our Arlington Youth Housing property (58 units) is also included in Portfolio 

East. Beginning in 2023, an additional Portfolio Manager position was added so that each portfolio has a 

Portfolio Manager.   

 

Director of 

Administration & Real 

Estate Development

Director of Policy, 

Improvement, and 

Evaluation

Director of Property 

Management

Long-Term Strategic 

Objectives
Compliance

Day-to-Day 

Management of 

Properties

Asset Manager Portfolio Manager
Compliance 

Manager
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Asset and Compliance Management 

While the Property Management Department oversees the day-to-day operations of the properties, 

THA’s Asset Management & Real Estate Development (AMRED) and Policy, Improvement & Evaluation 

(PIE) departments oversee the long-term strategic objectives of the properties. Having the Asset 

Management and Compliance functions within these departments enables THA to effectively plan for 

the future, ensure compliance with Local and HUD regulations, and keep the agency’s strategic 

objectives at the forefront when making both operational and strategic decisions. Included within the 

scope of these departments are the following responsibilities: 

 

• Risk Management 

• Compliance (file audits, PIC, finding resolution) 

• Budget Oversight 

• Financial Reporting and Modeling 

• Capital Needs Assessment 

• Property Performance Review 

• Strategic Planning 

• Policy Development and Implementation 

• Procurement Regulation 

 

Project-Level Reporting 

THA instituted project-based budgeting and accounting practices before becoming an MTW agency. 

Systems and reporting are in place to develop and review onsite management of budgets, expenses, rent 

collection and receivables, and purchasing. With our current IT system, we have robust reporting to 

review, analyze and compare property information.  

Maintenance Operations 

In accordance with HUD Asset Management guidance, THA instituted a decentralized maintenance 

program in 2008. During 2011, THA realized efficiencies in the maintenance of its Salishan properties by 

assigning maintenance personnel to the entire Salishan portfolio rather than each of the individual 

projects. We continually review our practices and how they work and update our approach when 

needed. We have a Facilities Manager whose responsibility it is to oversee the overall maintenance of 

our properties. We currently have two Maintenance supervisors and five Maintenance Specialist-Leads 

with more technical abilities who assist other Maintenance Specialists and oversee repairs and work 

orders. In 2023, THA’s portfolio was broken into four zones, each having a Maintenance Specialist-Lead 

and several Maintenance Specialists. In 2018, we also instituted a unit turn team concept, which consists 

of 5 staff, including a lead, whose specific responsibility is to turn vacant units within all of our 

properties.  The goal is to reduce costs by having a dedicated team and using less contract maintenance.  

It is important to note that when working in a unit, the maintenance personnel are charged directly to 

the property they are working in. 
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Acquisition of Goods 

THA has been operating under a decentralized purchasing model for the acquisition of goods. Site staff is 

primarily responsible for purchasing supplies for the properties they oversee. Purchases are primarily 

completed through a P-Card system, while in certain circumstances Purchase Orders continue to be 

used. 

Acquisition of Services 

While the acquisition of goods is decentralized, the agency has adopted a hybrid approach to the 

acquisition of its services. Centralized duties include the oversight of the contract needs of the sites, 

management of the bid process, vendor communication, and contract compliance. The sites are 

responsible for scheduling work, approving invoices, working with the centralized staff to define scopes 

of work, and ensuring the work is done properly. 

D. Strategic Asset Planning 

THA’s Asset Management Committee 

THA has an Asset Management Committee consisting of key members from the following functional 

areas in the agency: Finance, Asset Management and Real Estate Development, Property Management, 

Client Support, Compliance and Policy, Improvement, & Evaluation. The committee meets on a routine 

basis and is facilitated by the Agency’s Asset Manager. The standing agenda includes reviewing 

operational costs at each site, investigating large cost variances between the properties, analyzing 

property performance metrics, and comparing cost data and operational data to industry standards. THA 

also uses financial models to compare our metrics to properties managed by private firms. The 

committee also considers any policy changes having a potential impact on the operation of its properties 

and decisions regarding property acquisition and disposition. Some examples of policy changes discussed 

here include changes to THA’s current rent policy and occupancy standards, whether properties should 

be managed by agency staff or third-party management.  

 

The overall purpose of the committee is to ensure that THA makes decisions in a way that fosters 

appropriate communication between the major functional areas concerned with Asset Management and 

address related issues and concerns from a holistic perspective. 

 

The cost approach developed by THA as described in the next section of this LAMP allows this committee 

and others in the agency to make informed decisions concerning the agency’s portfolio. The cost 

approach will clearly show which areas of the agency cost the most to run and which provide the most 

value to the mission of the agency. 

E. Cost Approach 
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THA’s current cost approach is to charge all direct costs related to day-to-day operations to the specific 

property or program fund and to charge all indirect costs to a central fund (see “Program Support 

Center” below). The PSC would then earn fees that they charge to the programs they support. Client 

Support and Empowerment expenses that benefit THA’s Affordable Housing properties will be charged 

out to a direct grant or the Moving to Work program. For purposes of this Cost Approach, properties 

refer to ones that THA owns or manages, and the term program refers to the Rental Assistance and 

Moving to Work programs administered by THA. By the end of 2019, all but five Public Housing units had 

transitioned to RAD units. The five units consists of a single-family home owned by THA (AMP6), and 

four units in our Hillside 1500 tax credit entity. It is important to note we currently manage the majority 

of our properties in our Tax Credit entities, and follow the guidelines set forth by this LAMP. 

 

THA developed this approach for the following reasons: 

 

1. It allows the agency to easily see the costs directly related to the day-to-day operations of a 

property or program and determine whether the management of that cost center can support 

itself. Staff managing the programs and properties will be able to easily discern all related 

administrative and shared costs. Managers will negotiate if costs are determined unreasonable 

or if the AMP or program cannot support the proposed fees. 

2. One of the goals of the MTW program is to increase administrative efficiency. By charging these 

costs out as a fee, it will be easier in the future to identify the administrative efficiencies at the 

program/project level and the indirect costs that support them. The tax credit entity fees paid to 

THA is based on a % of their Operating Income and is distributed to the various support areas 

within THA. 

Activity Areas 

THA created three separate activity areas in order to track what it costs the agency to support different 

types of activities in which the agency engages. The three activity areas are: 

• Conventional Affordable Housing (MTW) 

• Tax Credit Management (MTW) 

• Business Activities (Non-MTW) 

 

THA decided to separate MTW activities into Conventional Affordable Housing within the THA entity and 

Tax Credit Management. This allows the agency to see how much it costs to manage its Tax Credit 

Portfolio versus its other affordable housing programs. THA considers our Special Purpose Vouchers, Real 

Estate Development, and grants funded by Non-Federal funds as non-MTW activities with the revenues 

and expenses falling under the Business Activity area. 

Program Support Center 

Each of the three activity areas (Business Activities, CAH Activities and Tax Credit Activities) will have a 

Program Support Center (PSC). This is the equivalent of the Central Office Cost Center (COCC) under the 
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HUD Asset Management model, and it contains all of the programmatic support costs related to each of 

the three activity areas. The expenses will be split out to one of the three support centers based on unit 

equivalency and where the project or program resides to more clearly identify where administrative 

expenses fall and measure either the profitability or cost to each of the identified areas. 

 

Table 3 at the end of this plan indicates the breakdown of how the administrative cost portion of the PSC 

will be charged out.  

 

Direct Costs 
Any costs that directly and wholly support a particular project or program will be charged as Direct Costs 

to the respective project or program. The following chart outlines which costs are considered Direct 

Costs. 
Table 1: Direct Costs 

 

Program Area Cost Type  Comments 

Property Management Personnel Costs   

Office Rent   

Insurance Includes property and liability insurance directly 

related to the AMP 

Program Support Fees Fees charged to the properties for administrative 

overhead and costs allocated out that are not under 

the direct purview of the managers 

Administrative Costs Includes postage, legal, office supplies, training and 

travel, mileage, professional services, and eviction 

costs 

Maintenance Costs Includes materials, maintenance personnel costs, 

and contracts 

Utilities   

Security   

Relocation due to Reasonable Accommodation   

Collection Loss   

PILOT   

Debt Service Payments   

Audit Costs   

Rental Assistance Personnel Costs   

Office Rent   

Insurance   

Program Support Fees HUD fees and leasing  

HAP Expenses   

Audit Costs   

Administrative Costs Includes postage, legal, office supplies, training and 

travel, mileage, professional services, and eviction 

costs 
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Indirect Costs (Program Support Fees) 
Any indirect costs incurred by THA in support of its projects and programs will be incurred by the 

Program Support Center. The fees are: 

 

• Administrative Support Fee based on HUD model. This also includes IT, elderly service 

coordinator and leasing costs. We choose not to allocate any costs out to a program or project 

that is not under their direct control. 

 

Administrative Support Fee 

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

 

• Executive Department 

• Purchasing 

• Asset Management  

• Human Resources Department 

• Client Support and Empowerment 

• Accounting and Financial Services 

• Real Estate Management and Improvement and Capital Fund Monitoring 

• Information Technology 

• Reasonable Accommodations 

• Policy, Improvement and Evaluation 

• Compliance 

• Elderly services coordinator 

 

There will be two separate rates, one for Rental Assistance programs and one for managed housing units. 

The fee charged to Rental Assistance will be charged to all Rental Assistance Baseline units (MTW 

Vouchers, FUP, NHT, VASH, etc.)  Our MTW vouchers (other than RAD) and Mod Rehab properties will be 

charged based on our MTW baseline regardless of occupancy. RAD and our special programs (FHP, NHT, 

VASH) will all be charged based on occupancy. Table 2 below shows how these fees are derived. For 

Rental Assistance, THA had been using the HUD prescribed Management Fee, but has started deviating 

based on an improved understanding of the costs required from the different departments to support 

the program for Rental Assistance. The Property Management units we manage are almost exclusively 

Tax Credit properties and their fees are based upon an agreed upon % with our Tax Credit partners and 

investors in their respective Operating Agreements.  We do make decisions as to how we will break 

those fees down once they are received at THA. THA will reserve the right to use any available excess 

operating subsidy remaining in any remaining Tax Credit AMP to cover deficits in the Tax Credit PSC. Fees 

that would be allocated out (leasing, Elderly Services coordinator, IT) are charged as part of the fee in 

order not to have any expenses allocated out that property managers do not have any control over.  
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When we transitioned our PH units to RAD, we also built in a $250 per unit per year fee for Client 

Support by our THA staff. It is separate from the administrative support fee and is recorded as revenue 

by our Client Support and Empowerment department to defray the cost of supporting our managed 

property clients. This fee indicates the level of support THA has made to help ensure the successful 

tenancy of our clients. 

 
 

Table 2: Administrative Support Fee Components 

 

Administrative Support Fee 
Components 

Fee Rental Assistance Tax Credit 

 Management Fee     

Executive $2.00 $2.00 

Human Resources $1.75 $2.25 

PM Overhead (including rent) $2.75 Remaining 

Bookkeeping Fee $6.00 $21.50 

Asset Management Fee $0.00 $7.50 

Compliance/PIE $2.00 $5.00 

IT Fee  $8.00 $12.00 

Community Services $4.50 $2.50 

Leasing Support $0.00 $1.50 

Total Fee: $27.00 $54.25 
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Cost Centers 

Property Management 

Property Management uses of funds includes the Direct Costs and Project Support Fees for all of the 

properties managed by THA. The primary source of funds for Property Management includes Tenant 

Revenue, Housing Assistance Payments, and Other Revenue.  

 

 

Rental Assistance 

Rental Assistance uses of funds include the Direct Costs and Program Support Fees for all of the voucher 

programs managed by THA’s Rental Assistance Division. These programs include Housing Choice Voucher 

(HCV), SRO, Project-Based Vouchers, FUP, FYI, EHV, VASH, NHT, Mainstream and HUD FSS. The sources for 

Rental Assistance primarily include HAP Revenue and the Administrative Fees paid to the agency by HUD. 

 

In addition to the fees Rental Assistance pays to the Program Support Center, there are other fees paid 

and earned in this area. All direct costs for all of the Rental Assistance programs will be recorded in our 

main Section 8 HCV fund in the MTW program. A fee will then be charged to our SRO and non-MTW 

Section 8 programs based on unit equivalencies. This fee will be income earned by the MTW Section 8 

HCV program for reimbursement of the expenses incurred by them. Table 3 below shows the unit 

equivalencies for THA. These equivalencies are also the basis of THA’s allocation scheme for Program 

Support Fees. 
 

 

Client Support and Empowerment (CSE) 

The Client Support and Empowerment department supports all THA’s Affordable Housing clientele and 

assists families to move to Self Sufficiency. Additionally, THA has received several grants that provide 

funding for a variety of services to its clients. Most of these grants do not come with coverage of 

administrative overhead. None of the income or expenses for direct grants will be part of the MTW 

program, but overhead costs not reimbursed by the grants will.  

 

THA’s CSE area has traditionally assisted clients when Property Management staff have requested their 

assistance to help families remain viable tenants when in crisis. Moving to Work status has allowed the 

agency to continue that role, along with assisting families in a more pro-active way to move towards self-

sufficiency.  

 

THA’s CSE department will either hire caseworkers or collaborate with other agencies to assist families at 

different levels. CSE works with families who face hardship and cannot meet minimum rent or lease 

requirements, prepares them to succeed as tenants, and assists tenants in obtaining skills that allow 

them to become self-sufficient. THA is proud of this focus. It is what makes us more than a real estate 

developer, more than a landlord, and more than a manager of rental assistance. This is the work that 

makes us a social justice agency. This is the work that makes us an MTW housing authority. 
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In the agency’s approach to CSE for the LAMP, the following applies: 

• Income and Expenses directly related to a grant is not included in the MTW area. 

• All administrative overhead not covered by these grants are charged to a CSE fund that tracks all 

MTW costs. 

• The costs for the CSE staff assisting the agency’s Property Management portfolio and MTW 

Voucher holders, along with the administrative costs associated with it, are charged to a CSE 

fund supported by the agency’s MTW flexibility. 

• Costs for both our Education Initiative and Asset Building Programs that are not covered by grant 

funds would be paid out of MTW funds. 

In taking this approach, it allows the Client Support and Empowerment department to operate as a 

business activity. It is set up in such a manner that THA’s Property Management area must negotiate for 

the level of service it desires and pays to receive, and the cost is known up front. 

 

Real Estate Development 

THA defines Real Estate development activities to include modernization of the current portfolio, 

investigation, and design of new affordable and market-rate development opportunities, along with 

redevelopment of properties that have outlived their useful life. THA also acts as its own developer in 

building of affordable housing and is in the process of expanding its role in the Tacoma community. THA’s 

approach to these activities is to charge any activities related to the current stock of affordable housing 

or activities funded to one of the two MTW activity areas, as applicable. Any time that THA earns a 

developer fee as a developer or performs tasks as either a Public Development Entity (PDE) or a Public 

Development Authority (PDA), all revenues and expenses will be considered Business Activities (Non-

MTW).  

 

Based on historic and projected activities, the agency estimates that Development activities make up 

approximately 10 % of the agency support. This figure will be reevaluated annually based on the projects 

in the pipeline, the funding available to support the activities, and current staffing levels. THA is 

continually on the lookout for how to increase the affordable housing portfolio, and if opportunities 

arise, THA intends to use its MTW flexibility for development and rehab of affordable housing units.  

 

Other Considerations 

Personnel 

Personnel costs are broken out a number of different ways, depending on which program(s) the staff 

support, where the funding for the positions comes from, and what the function of each position is. 

 

 

Rent 

THA’s main office houses the agency’s administrative support staff, the Rental Assistance Department 

and the Asset Management & Real Estate Development Department.   We used to break out rent 
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separately as a line item in the budget and charge the different areas. This is now included in our 

Management Fee calculations.  

 

Differences – HUD Asset Management vs. THA Local Asset Management 

THA is required to describe any differences between the Local Asset Management Program and HUD’s 

asset management requirements in its Annual MTW Plan in order to facilitate the recording of actual 

property costs and submission of such cost information to HUD: 

 

1. THA is using a modified fee for service as outlined above. In addition to the fee, there are certain 

expenses (IT, Leasing, and Elderly service coordinator) that could have been allocated out, but as 

these expenses are not under the control of the Property Manager, we included in the fee 

structure charged out to the properties. 

2. Under this plan, THA renamed its Central Office Cost Center (COCC) to the Program Support 

Center (PSC) and split it into the three different activity areas. In addition, the PSC will track the 

program management salaries that cannot be directly attributed to a specific project or 

program, and therefore would be allocated. The fees will be received in the PSC where the costs 

that would have been allocated out reside.  

3. HUD’s rules limit the transfer of cash flow between projects, programs, and business activities. 

THA intends to use its MTW resources and regulatory flexibility to move its funds and project 

cash flow among projects that support affordable housing without limitation and to ensure that 

agency operations best meet THA’s mission and serve the agency’s low-income clientele. 

4. In determining the units to use for the basis of the fee, THA chose to use total units, regardless 

of occupancy status. This differs from the HUD Asset Management model where Housing 

Authorities are only allowed to charge management and bookkeeping fees for occupied units in 

each property. THA chose to deviate from the rule for two reasons: 1) THA believes that charging 

a for an unoccupied unit will serve as an incentive to the staff to get the unit leased because the 

program/property  is paying a fee on a unit that is not occupied ; and 2) doing so will allow the 

administrative staff to budget on a known fee amount, along with covering overhead incurred by 

the agency whether a unit is leased or not. 

5. Under the HUD Asset Management Model, the COCC financial information is reported as 

Business Activities. In THA’s LAMP, each activity area has its own Program Support Center (PSC), 

which is the equivalent of the COCC, and the PSC’s that support MTW will be included in the 

MTW Demonstration Program, and the Business Activities PSC will be included in Business 

Activities column on the FDS. 

 

 

Program Support Allocation Detail - The following chart is based on the information in place at the time 

of the plan. There may be some changes in property that will impact the actual information in 2024.
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Program Support Center Allocation Detail 
Table 3:  Total units & Program Support unit equivalencies 

 

Program Support Center Unit Equivalencies - 2024 Projected 

Cost Center Funding Source 
CAH (MTW) Unit 

Equiv. 

Tax Credit  
(MTW) Unit 

Equiv. 

Business 
Activities 

(Non-MTW) 
Unit Equiv. 

Total 
Units 

Rental 
Assistance 

Mod Rehab SR0003     30 30 

Mod Rehab SR0002   41 41 

Section 8 Vouchers 3,543   3,543 

Life Manor TPV Vouchers- Roll into MTW 07/01/12 150   150 

Hillside Terrace Relocation Vouchers 103   103 

Wedgewood - 50 Units managed UMS* 48   48 

New Fair Choice HCV - 2022 20   20 

Tahoma House 6   6 

EHV    135 135 

FUP Vouchers   125 125 

FYI Vouchers   75 75 

Mainstream Vouchers   78 78 

NHT Vouchers   100 100 

VASH Vouchers   267 267 

RAD Vouchers RTH RAD Vouchers 456     Prop Mgt 

  Bay Terrace 1 RAD Vouchers 26   Prop Mgt 

  Hillside Terrace RAD Vouchers 33   Prop Mgt 

  Salishan RAD units 290   Prop Mgt 

  Salishan 7     91 91 

PH Units-THA AMP 6 1   1 

Property 
Management: 
Tax Credit 
Partnerships 

Hillside Terrace 1-2   46   46 

Hillside Terrace 1500 Blk  16  16 

Bay Terrace  70  70 

Bay Terrace 2  74  74 

Renew Tacoma Housing  456  456 

Arlington Youth Housing  58  58 

Court F (Rise at 19th)  64  64 

Salishan 1  90  90 

Salishan 2   90  90 

Salishan 3   90  90 

Salishan 4  90  90 

Salishan 5  90  90 

Salishan 6   90   90 

3rd Party 
Managed - 75 
% 
equivalency 

Highland Crest   54.75 73 

James Center North    22.5 30 

Alberta J Canada  36  48 
  North Highland   26.25 35 
  Outrigger Apts.   36.75 49 
  Prairie Oaks   11.25 15 

Totals 4,676 1,360 1,094 6,387 



 

80 TACOMA HOUSING AUTHORITY                                                                                

2025 MOVING TO WORK PLAN 

 

Real Estate 
Development 

THA MTW Support  64     64 

THA as Developer   575 575 

Development Unit Equivalents - 10% of Total Units 64 0 575   

Total Units/Unit Equivalents - Agency 4,740 1,360 1,669 7,769 

Program Support Center Equivalencies (% of All Unit Equivalencies) 61.01% 17.51% 21.48%   
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Appendix C: THA’s Emergency 
Operations 
As learned through the COVID-19 pandemic THA may need to implement temporary changes to its 

activities to ensure continuity of operations and respond to the needs of THA staff, participants, and the 

general public.  Emergency Operations may be implemented as needed when an emergency has been 

declared under national, state, local or Executive order. During that time, THA may use any of the 

following strategies to respond to the needs of the agency and our clients.  They will be implemented as 

needed and as temporary activities under times of duress. MTW authorizations are provided at the end 

of this appendix in the MTW Authorization of Emergency Operations Matrix.  

�‡ Defer end of participation dates: Under normal circumstances, when a family reaches the end 

of their program term they are no longer eligible for assistance. This will allow us to continue to 

provide assistance to families who would have their assistance terminated for non-violation 

related reasons during a time of crisis.  

�‡ Related Activities: 3. Local Project-Based Voucher Program; 17. Housing Opportunity 

Program 

�‡ Extend Regular Recertification Due Dates: A recertification is due on a regular schedule. During 

a recertification, we need to collect and verify household and income information to make sure 

households are still eligible for housing. We propose to push back recertifications by one year 

that are due during a time of crisis so that households and our staff can focus on immediate 

needs and health and safety. 

�‡ Related Activities: 5. Local Policies for Fixed-Income Households; 6. Local Policies for 

Non-Fixed-Income (Work-Able) Households 

�‡ Emergency Verification Policies: At the time of a recertification and initial eligibility 

determination, we have to verify income information. This means that people have to give us 

hard copies of their paychecks, benefit letters, etc. As we see with COVID, it can be difficult to 

get this information as well as submit this information. During times of crisis, we propose to 

make income verification easier for everyone by accepting self-certifications over the phone, by 

e-mail or other means.  

�‡ Related Activities: 5. Local Policies for Fixed-Income Households; 6. Local Policies for 

Work-Able Households; 7. Local Income and Asset Verification Policy; 8. Local Interim 

Processing and Verification Policies (HCV/PH) 
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�‡ Remove 90-day and 20% rule for Interims: For households with a Section 8 voucher, their rent 

is based on their income. During normal operations, we only process an interim (change in their 

rent) if they have lost at least 20% of their household income and that decrease is expected to 

last more than 90-days. We propose to remove those requirements so that families can find 

relief during a crisis.  

�‡ Related Activity: 8. Local Interim Processing and Verification Policies (HCV/PH) 

�‡ Defer HQS Inspections: Inspections require in-home visits and can require more than one trip to 

a single residence. During a time of crisis, we propose to defer regular and quality control HQS 

inspections to the household’s next scheduled inspection date. This means that THA may accept 

a landlord’s self-certification that the unit meets HQS or putting off these inspections until we 

have recovered from the crisis or until the next regular inspection is due, whichever is sooner. 

For quality assurance (QA) purposes and to retain program integrity, THA will increase its QA 

inspections and run targeted inspections on units with past of frequent HQS deficiencies.  

�‡ Related Activity: 25. Modify HQS 
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MTW Authorization of Emergency Operations Matrix  

Emergency 
Operation Type 

Relevant THA MTW 
Activities 

MTW Authorization 
(THA Standard MTW 

Agreement) 

Reference to MTW Operations 
Notice - Appendix I, as applicable 

Additional Notes 

Defer end of 
participation dates 

• 3. Local Project-
Based Voucher 
Program;  

• 17. Housing 
Opportunity 
Program (HOP) 

Standard MTW 
Agreement: 
Attachment C Section 
D.2.a. and D.2.d. 

7. Term-Limited Assistance. Term-

Limited Assistance (HCV) 

HUD states “the agency [THA] is 

authorized to implement term limits 

for families residing in public housing 

or receiving voucher assistance.” (Main 

description, waiver 7) 

 

  

THA is authorized to limit term assistance 
and abides by activity rules during normal 
operations. During emergency operations 
THA will amend the time limitation 
requirement to make it less restrictive for 
clients by deferring the end of 
participation. 

Extend regular 
recertification due 
date 

• 5. Local Policies for 
Fixed-Income 
Households;  

• 6. Local Policies for 
Non-Fixed-Income 
(Work-Able) 
Households 

Standard MTW 
Agreement: 
Attachment C Sections 
C.4 and D.1.c. 

3. Reexaminations: Alternative 

Reexamination Schedule for 

Households and Self-Certification of 

Assets.  

HUD states “the agency [THA] may 

establish an 

alternative reexamination schedule 

for households.”  

During emergency operations THA will 
alter its recertification schedule, as 
allowed through the MTW authorization. 

Implement 
emergency 
verification policies 

• 5. Local Policies for 
Fixed-Income 
Households;  

• 6. Local Policies for 
Non-Fixed-Income 
(Work-Able) 
Households;  

• 7. Local Income and 
Asset Verification 
Policy; 

Standard MTW 
Agreement: 
Attachment C Section 
C.4, C.11, D.1.c, D.2.a, 
D.3.a, and D.3.b 

3. Reexaminations: Alternative 

Reexamination Schedule for 

Households and Self-Certification of 

Assets  

HUD states “the agency [THA] is 

authorized to implement a 

reexamination program that differs 

from the reexamination program 

currently mandated in the 1937 Act 

Per the Standard MTW Agreement, THA is 

authorized to adopt and implement any 

reasonable policy for verifying family 

income and composition and for 

determining resident eligibility that differ 

from the currently mandated program 

requirements. As required by HUD in the 

1996 MTW Statute, THA will continue to 

determine the initial eligibility of the 
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• 8. Local Interim 
Processing and 
Verification Policies 
(HCV/PH) 

and its implementing regulations... 

MTW agencies must continue to 

determine the initial 

eligibility of the family in accordance 

with provisions of 24 CFR 5.609.”  

  

family in accordance with HUD’s PIH 

Notice 2018-18 and any subsequent 

guidance that supersedes.  

Remove 90-day and 
20% rule 
requirements 

• 8. Local Interim 
Processing and 
Verification Policies 
(HCV/PH) 

Standard MTW 
Agreement: 
Attachment C Section 
C.4, C.11, D.1.c, D.2.a, 
D.3.a, and D.3.b. 

This refers to providing flexibility for a 

THA-imposed activity, not provided in 

Appendix I.  

THA is authorized to define its own 
reexamination standards, payment 
standards and rent levels for tenant-based 
assistance during normal operations. 
During emergency operations THA will 
make its policy less restrictive for clients. 

Defer HQS 
Inspections 

• 25. Modify HQS MTW Authorization: 

Attachment C,  

Section D.5  

5. Housing Quality Standards (HQS).d. 

Alternative Inspection Schedules (HCV. 

HUD allows PHAs “to develop 
flexibilities 
around an HQS inspection’s timing and 
frequency, the independent-entity 
requirement, and penalties for failing 
an HQS inspection…" 

HUD provides PHAs the ability to set its 
own schedule for timing and frequency, 
which includes the flexibilities THA is 
seeking to establish. Furthermore, these 
provisions are included in the MTW 
Standard MTW Agreement. 
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RESOLUTION 2024-09-25 (2) 
Date: September 25, 2024 

To: THA Board of Commissioners 

From: April Black 
 Executive Director 

Re: Approval of Accounts Receivable Write-Offs 
 

This resolution would ���µ�š�Z�}�Œ�]�Ì�����d�,�����•�š���(�(���š�}���^�Á�Œ�]�š�����}�(�(�_ bad debts associated with tenant or 
landlord accounts in the amount of $12,486.81. 

BACKGROUND 

THA has established a process of writing off tenant accounts receivable bad debt. THA incurs this 
bad debt when a program participant leaves the public housing or Housing Choice Voucher program 
owing a balance. The debt may arise from excessive damage to a unit, unpaid rent, or tenant 
fraud/unreported income. There are also instances where a property owner was overpaid rental 
assistance payments and has not repaid THA for this amount.  

Until we write off tenant accounts receivable balances as bad debt, these balances stay on the active 
tenant ledger in our accounting system and General Ledger (GL). The receivable balance also 
remains as part of our tenant receivables that we report to HUD in our year-end financials. Once we 
�Á�Œ�]�š�����}�(�(���š�Z�����������š�U���Á���������v���Œ���u�}�À�����]�š���(�Œ�}�u���d�,���[�•���Œ�������]�À�����o���������o���v���������v�������•�•�]�P�v���]�š���š�}���š�Z�������}�o�o�����š�]�}�v��
agency for collection purposes. THA receives 50% of any proceeds that the collection agency 
recovers. 

THA has notified each individual of his or her debt included in this write-off.  THA mailed two notices 
to the last known address of the individual. These notices provide the opportunity for the individual 
to pay the debt or enter into a repayment agreement with THA. Sending a tenant to collections is 
the last resort for THA to collect the tenant debt. Some accounts included in this resolution will not 
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be sent to collections because the tenants have passed away or due to the age of the file (> six 
years). Those accounts are indicated with asterisks (*) below. 
 

RECOMMENDATION 

Approve Resolution 2024-09-25 (2) authorizing THA to write off tenant accounts totaling 
$12,486.81. 



��

 
Executive Director 
April Black��

��

��
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RESOLUTION 2024-09-25 (2) 

(Approval of Accounts Receivable Write-Offs) 

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

WHEREAS, Tacoma Housing Authority (THA) provided housing services to Public Housing and 
Housing Choice Voucher participants who discontinued housing assistance with debt owing to 
THA. 

WHEREAS, Tacoma Housing Authority (THA) provided housing assistance payments to property 
owners in excess of the amount the owner is entitled to receive, and the owner has not repaid this 
amount to THA. 

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

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

���µ�š�Z�}�Œ�]�Ì���•���d�,�����•�š���(�(���š�}���^�Á�Œ�]�š�����}�(�(�_���š�Z�����(�}�o�o�}�Á�]�v�P���������}�µ�v�š�•�����v�����•���v�����š�Z���•�����������š�•���š�}�����v�����Æ�š���Œ�v���o�����}�o�o�����š�]�}�v��
agency to pursue collection action: 

 Account # Balance  
Salishan Seven t0026687 $7,152.25  

 t0026757 $277.00  
 t0026717 $3,261.00  
 t0026729 $967.00  
 t0026775 $817.08  
 t0026809 $12.48*  
  $12,486.81  

 Total THA Write Off $12.48  
 Total THA to Collections $12,474.33  

��

 
Approved:  September 25, 2024 
 
 

 

 Derek Young, Chair 
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APPENDIX B: PUBLIC COMMENT SUMMARY 
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What is your 
relationship to 
Tacoma Housing 
Authority? 

If these changes are approved, what concerns do you want staff to address or mitigate 
as we prepare to implement the changes? 

Community member I am concerned that people who have needed a voucher for years will be bypassed over 
people who were randomly selected shortly after applying for a voucher. I know it would 
be a VERY long waitlist if first come, first served, but I feel like everyone deserves a solid 
opportunity for the help they need if they are willing to wait long enough. I literally have 
friends who ended up homeless in Tacoma that had to relocate to other states to get a 
housing voucher. Multiple friends, not just one. 
 
Also, I think there should be a priority preference for people with a disabled person in 
their household (with some sort of documentation,  of course). If an adult is disabled, 
they likely have a significantly reduced income compared to wage earners. Or if there is a 
significantly disabled child in the home (receiving SSI or a DDA client), that may very well 
affect whether or not a parent has to stay home to care for their child full-time because 
99% of daycares will not provide care for a child with a significant disability.  
 
Thank you! 

Community member �D�Ç���u���]�v�����}�v�����Œ�v���]�•���(�}�o�l�•���Á�Z�}�����}�v�[�š���Z���À�����‰�Z�}�v���•���}�Œ�����������•�•���š�}���š�Z�����]�v�š���Œ�v���š�������]�v�P��able to 
stay current with regular check-�]�v�•���(�}�Œ���š�Z�����Á���]�š�o�]�•�š�X���d�Z���Œ���[�•�����o�•�}���š�Z�}�•�����Á�Z�}���o�}�•�����‰�Z�}�v���•���}�Œ��
are transient. Is there a way to add a case worker community org as an alternative 
contact? 

Community member So does this only apply to people that live in tacoma? I have an apartment in south hill 
and I just got the papers and I'm getting ready ti go to court and was wondering if u help 
people who already have apartment that are not on any assistance help them get on 
assistance 

Community member This seems to be a very ambitious undertaking that levels the odds of receiving 
assistance.  As presented it sounds like a positive change for the community. 

Community partner 
organization 

Check-in requirements. Don't make being poor a fulltime job. 

Community partner 
organization 

I don't love the random selection from the waitlist. I don't think it's fair for some people 
to have waited for years for funding to not have priority over people who recently got on 
the waitlist. 

Current or former 
THA client/resident 

I have no concerns at the moment 

Current or former 
THA client/resident 

I've been on the wait-list since 2018, I didn't know I was removed if I wasn't selected , 4 
years ago I had 6 months to find a unit for housing choice I've been homeless since 2015 
! I GAVE UP HOPE 



��
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What is your 
relationship to 
Tacoma Housing 
Authority? 

If these changes are approved, what concerns do you want staff to address or mitigate 
as we prepare to implement the changes? 

Current or former 
THA client/resident 

My experience has looked like this: 
 
1. Eligible for Pierce County rental assistance. Waited and that never came through.  
2. Because I owed 2 months rent, landlord neglected major repairs on property, then 
health department posted notice to leave because living conditions were unsafe  
3. Because I could no longer live there per health department, the Multicultureal Center 
who I was assigned to said I was no longer eligible for the rental assistance program.  
4. After my work shift I had no place to sleep so I took a trash bag from work, cut the 
ends off and slept on the ground in a place I wouldn't be seen.  
 
 I did this for months.  
The waitlists are closed last time I checked. 

Current or former 
THA client/resident 

Recommend updating income limits as it is hard for people to afford a place now 

Currently on the 
waitlist 

even though I have been on the waitlist since 2016, I'd like the opportunity to qualify to 
rent a property even with a low credit score and below poverty median. Finding 
someone to rent to me is so  difficult and I wish I could just apply for a unit. 

Currently on the 
waitlist 

I am desperately hoping to get an apartment from the waiting list. I hope we can move 
soon. 

Currently on the 
waitlist 

I have been on the waitlist since 2014?? I would definitely be ill 

Currently on the 
waitlist 

i think the people who have a voucher should be able to move if needed becuse the 
voucher gives the person to move anytime when needed if there in a complicated 
situation there should be a way you can override the voucher and give them one so that 
they can easily move without complicating things 

Currently on the 
waitlist 

I would like for my application to proceed as swiftly as possible. 
Thanks. 

Currently on the 
waitlist 

i would like for the section 8 voucher holders to be able to find a place to live without 
looking and searching for places its not very easy to look for apartments while on section 
8 becuase most landlords do not accept section 8 

Currently on the 
waitlist 

I would like to see the housing authority to answer the phone often and take messages 
from people . Also I would like to see shorter waiting lists then usual 

Currently on the 
waitlist 

�/�[�o�o���Z�}�‰�����š�Z���•�������Z���v�P���•�����Œ�������‰�‰�Œ�}�À�����X 



��
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Currently on the 
waitlist 

If someone is on the wait list they should not have to re sign up. I'm 55 years old a 
Washingtonian and a citizen of the United States.  So why am I still living in my car? Two 
years going on three!!! I am ashamed to be from this greedy fuild state and until we take 
care of our own back yard how can we be spending on anything else. We are human 
beans and this right here will destroy the entire world. I'm not asking for you making 
these decisions for a miracle...it's the humanity and Washington state better start 
dealing with this issue cause it can be better. It must be better and who's checking all 
these non profits? Books?? Funds??? Where are all these funds going. Not to us the 
homeless or I'd be housed. Stop playing with lives and start with your own community's! 
You are causing my health to crumble and your actions are directly the reason I'm in 
constant pain depression and becoming ill . I'm not going to sugar cote for the 
government and States course of blame on this issue with homelessness.  Each day you 
make it larger. If people keep doing something and nothing good changes than your all 
insane and should be fired! I m looking for a job and believe you me I would do some real 
work. Stop funding what don't work and stop making these buildings for all the low 
income..make houses duplexes and spread us out.!! Like shall shan. I want to breath not 
be in a closed up building.  I need a yard to work in . All these programs are designed to 
keep us comfortable not bring us out of poverty. I want help out of your so called 
generosity so I can take care of me and mines. Now what?? Can I get a job...a job that 
can afford this state that I'm native too.??? Thank you 

Currently on the 
waitlist 

Just to sselect more people wjo are in need alot fastwr 

Currently on the 
waitlist 

l have been on the wait list do no where Iam need all the help i can det 

Currently on the 
waitlist 

make sure people get notified to these changes when they go in effect like multiple 
attempts to the waitlisters 

Currently on the 
waitlist 

My concern is frequently opening the waitlist myself and my children have been on the 
�Á���]�š���o�]�•�š���•�]�v�������î�ì�í�ô�U���Á�}�µ�o�����(���u�]�o�Ç�[�•���i�µ�•�š�����‰�‰�o�Ç�]�v�P���P���š���•���v�]�}�Œ�]�š�Ç���}�À���Œ���š�Z�}�•�����Á�Z�}���Z���À����
waited over five years? 

Currently on the 
waitlist 

Please hurry! We would be able to stay at our current addresses if we had vouchers to 
help us with our current rent. This would free up your waitlist and save us the distress 
���v�������}�•�š�•���}�(���u�}�À�]�v�P�U�����•�‰�����]���o�o�Ç���Á�Z���v���š�Z�����Z�}�µ�•�]�v�P���]�•�v�[�š�����À���v�����À���]�o�����o���X 

Currently on the 
waitlist 

Staff should keep in contat with applicants for updates on changes 

Currently on the 
waitlist 

The time you're given to get in the documents they require like myself I've waited 3 years 
to be called and my father and myself are living together he has cancer and I'm working 
to make sure I am able to stay fed and sheltered because I've been homeless for 5 years. 
My father or myself weren't able to fill out the pdf paperwork correctly from what she 
told me and were put back in the waiting list because she says we didn't do it in time. We 
stay in Seattle and I have no transportation nor am I able to bring my sick father in to do 
the paperwork so now we're struggling. 

Currently on the 
waitlist 

The wait-list for housing should be made easy for person that needs it 



��
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Currently on the 
waitlist 

There is a need for help with grandparents raining grand children due to death prison or 
abuse and neglect drugs mainly...it's hard as a grandparents on a fixed income to take 
care of a grand child correctly with not much money and most of us are retired and have 
1 bed room apartments now in a big need for 2 bed room but can not afford it... 

Currently on the 
waitlist 

There shouldn't be a waiting list for senior citizens that pay the taxpayers money. People 
been on waiting list over 10 years and still waiting. Those changes need to be dealt with. 

Landlord I have a concern for the frequent purges and that those effected may not be able to 
navigate a timely response to notifications due to various crisis in which the live under. 

Landlord It is not that I am concerned but I am interested in learning more about the reasons and 
benefits of this method. 

Landlord Random selection is unfair to applicants who have been on the waitlist for a long period, 
and to those who have been waiting to join the waitlist for a long period. 

Other Helping families that want to be added to wait-list that show documentation of being 
homeless such as staying at motels there really families that are using there own money 
from welfare to stay in motels and no family help noone 

Other Hi - I'm a Pierce Country resident and regular volunteer for your non-profit partner 
organizations that serve people experiencing homelessness. I admire the courage you 
showed in your Jan 12 letter to the Pierce County Homeless Coalition, admitting you only 
open the housing list every two years could not have been easy.  
 
I support the continuously open list, but by your admission there is not even close to 
enough housing available, so more needs to be done. 
 
While I'm not sure how the THA housing list relates to the Coordinated Entry program, I 
think Tacoma needs to work with Pierce County and the non-profit partners to develop a 
single page white paper on the short and long term housing crisis in Pierce County. Then 
you and your partners need to use that white paper to lobby our elected officials and the 
general public to build more affordable housing.  
 
Don't bury the headline, which to me is something like "Someone experiencing 
homelessness for just two days is at severe risk for addiction, trafficking, violence, or 
death by exposure. Our current wait time for housing is over two YEARS." 

Other I've been homeless since 11/22  and have no idea what is going on, no one has updated 
me on housing and I am disabled and my mother who is in her 70's was homeless with 
me and she had to leave to live her sister in California 
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Other Stop helping so many who have 15 kids! Why not start helping our aging communities! 
My aunt was on wait list for 5 years who makes just over 700$ a month on disability! She 
�����v�[�š���Á�}�Œ�l�J���E���À���Œ���Z���•���Á�}�Œ�l�����J���t���•�������v�]�������Z�}�µ�•�]�v�P�����������µ�•�����Ç�}�µ���Z���o�‰���^�(���u�]�o�]���•�_���J���t�Z�Ç��
does someone need to be homeless to get help! She needs a small 55 or older 
���}�u�u�µ�v�]�š�Ç�X�X���•�Z�������}�v�[�š����o well with places with kids.. make people go to work! Get a job! 
If they can make babies they can work! 

Previous/future 
waitlist applicant 

A 60 year old single man who is on SSI ( limited income)  needs assistance with 
permanent housing.  Would this proposed changes give him a favorable outcome?  
Thank you 

Previous/future 
waitlist applicant 

Back in April when the wait-list opened, I had applied whiley kids and I were in a home 
but a few days later we ended up homeless and in a family shelter and we weren't 
selected. I think if there were emergency vouchers for situations like this, I think it would 
helpful and less stressful on families. I know it's tricky with funding being limited but I 
think it would help a lot. Thank you for letting us share our thoughts. 

Previous/future 
waitlist applicant 

Continuous  open waitlist 
 
Frequent purging 

Previous/future 
waitlist applicant 

I am a senior low income we are the new coming homeless. Being priced out high 
rent.soon my rent will be with yearly increases more than I get on social security. Do 
more for seniors that are on or want need to be on the waiting list I didn't get to be on 
the waiting list.last year due to many had a exceeded the limit to apply. 

Previous/future 
waitlist applicant 

I am not in favor of the random selection from the waitlist. This basically comes down to 
luck. With all things equal it means someone could be pulled after a short wait, while 
others could be passed time and time again. People should be able to move up the list 
given that have stayed active. It is frustrating that given two households with same needs 
and in theory one could spend a month on the list while the other could spend years. 

Previous/future 
waitlist applicant 

I do not think an open waitlist is the right answer. I believe that this would just create 
more of a delay and people actually getting the housing that they need. I do believe 
something needs to be done to make sure that people are still qualified, and willing to 
�‰���Œ�š�]���]�‰���š�����]�v���š�Z�����‰�Œ�}�P�Œ���u�X���/�[�À�����P�}�š�š���v���}�v���š�Z�����Á���]�š�o�]�•�š���}�v���������v�����/�[�u�����µ�Œ�Œ���v�š�o�Ç���Á���]�š�]�v�P���š�}��
�P���š���}�v�����P���]�v���š�Z�����(�]�Œ�•�š���š�]�u�����š�Z���š���/���Á���•���}�v���š�Z�����Á���]�š�o�]�•�š�����Ç���š�Z�����š�]�u�����/�����������u�������o�]�P�]���o�����/���Á���•�v�[�š��
meeting the financial criteria and now that I really need help I have nowhere to turn to 
you 



��
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Previous/future 
waitlist applicant 

�/�����}�v�[�š���Œ�����o�o�Ç���Z���À�����������}�v�����Œ�v���Á�]�š�Z�����v�Ç���}�(���š�Z�����‰�}�•�•�]���o�������Z���v�P���•�X���/�����}���Á�}�Œ�Œ�Ç���š�Z���š���š�Z����
unhoused sometimes have trouble with keeping their contact information updated or 
can be difficult to reach and I would want that to be considered before removing anyone 
from the list. And if I use my own example of a previous homeless person who became 
disabled and unable to work but now has housing but still looks to something that might 
be better suited for myself because of the longevity and stability of the housing authority 
I wonder about my own needs. We live in such a competitive housing market and I worry 
about my landlord selling the property to someone not interested in low income housing 
and would want to be considered for housing with the housing authority even though my 
current needs are met but not if it meant someone had to sleep outside at night. It is 
such a complex issue and I pray for everyone working on it. 

Previous/future 
waitlist applicant 

I feel we should still be ranked because it's not fair to have someone on the wait-list two 
years and someone comes along one day and signs up and gets housing assistance 
before the person that has been waiting for their opportunity to get help. I like the 
separation of public housing and housing choice vouchers. In my opinion they should 
have been separate years ago. I'm pleased with list remaining open. I also support 
purging the list because too many people don't keep their information up to date or they 
secure housing, don't inform you, and they're taking up precious space on the list and 
wasting your time. It appears the wait-list preferencing will be more fair. I'm hoping 
single people will be treated equally to families. We all need help and we're all scared 
about tomorrow with these insane rental prices. 

Previous/future 
waitlist applicant 

I have been trying to get housing for 6 years an I still haven't been selected it's a very 
stressful an sometimes Im like should I even apply cause I probably won't get picked so I 
think it will help out 

Previous/future 
waitlist applicant 

I think the biggest issue has been, people who REALLY NEED on the waitlist cant get on, 
due to the lottery and random selection. I understand there is ALOT of people who need 
the help but I'm sorry there MUST be some priority list for people who are in more of a 
desperate need, for example i myself was homeless and no family to help with my child 
and i was a single parent. There was no other help or resources so even though this isn't 
intended to serve as a emergency housing, this is often mostly the only option for most. 
So i wasn't able to get on this list long ago cuz of the lottery. 

Previous/future 
waitlist applicant 

�/���Á���•���}�v���š�Z�����o�]�•�š���š�Z���Ç���•���]�����/���P�}�š���l�]���l�������}�(�(�����������µ�•�����/�����]���v�[�š���Œ���•�‰�}�v�����š�}���•�}�u�����u���]�o�U�����d�,���š���/��
�E���s���Z���Z�������]�À�����J�����^�}���/�[�u���}�v�������o�]�•�š���š�}���������‰�µ�š���}�v���š�Z�����o�]�•�š���/���v���À���Œ���P�}�š���š�Z���Ç���•���]�����š�Z���Ç���•���v�š�J��
Now I have to wait I was on the list and my name should of been called I was on the list 8 
years that so not fare 
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Previous/future 
waitlist applicant 

I would rather the THA pull applications in the order of the date applicants applied. To 
�u���U���š�Z���š�[�•���u�}�Œ�����(���]�Œ���š�Z���v�������Œ���v���}�u���‰�µ�o�o�X���Z���v���}�u���‰�µ�o�o�•�����}�µ�o�����•�l�]�‰���}�À���Œ���š�Z�}�•�����Á�Z�}�[�•���������v��
�Á���]�š�]�v�P���o�}�v�P���Œ���š�Z���v���}�š�Z���Œ�����‰�‰�o�]�����v�š�•�X���&�}�Œ�����Æ���u�‰�o���U���]�(���•�}�u���}�v���[�•���}�v�o�Ç���������v���}�v���š�Z�� waiting 
�o�]�•�š���(�}�Œ���î���u�}�v�š�Z�•���P���š�•�����‰�‰�Œ�}�À�����������(�}�Œ���������‰���Œ�•�}�v���š�Z���š�[�•���������v���Á���]�š�]�v�P���}�À���Œ�������Ç�����Œ���]�•���µ�v�(���]�Œ��
�š�}���u���X���Z���v���}�u���•���o�����š�]�}�v�•�����Œ�����•�š�]�o�o���^�o�}�š�š���Œ�Ç�_�����Œ���Á�•���]�v���u�Ç���}�‰�]�v�]�}�v�X 

Previous/future 
waitlist applicant 

STOP PUTTING RACE ON APPLICATIONS 
 
DISABLED PEOPLE SINGLE NEED HELP TO SENIOR 
 
IVE APPLYED NUMOURSE TIME NEVER GOT DRAW FOR IT  
 
BRENDA LOOMIS I WORKED MY WHOLE LAST 5 YRS NEEDING HELP NEER HAVE BEEN 
LETTING HOMELESS IN THE APARTMENTS DANGEROUS FOR INNOCENT LIVE ON HILLTOP 
SCARED DAILY CAR DAMAGED SHOOTINGS AREA BAD NEED SAFETY STOP ONLY HELP 
FAMILY AND HOMELESS LOTTERY IS THE WAY 

Previous/future 
waitlist applicant 

Thank you for let me know this information. I want to be on the wait-list. But I don't 
know how to put my name on the list. Hopely let me know. Thank you very much! 

Previous/future 
waitlist applicant 

The thought of a lottery is not good in my opinion because I have been on the PSHA 
waitlist for almost 9 yrs and need help so badly because i am 66 yrs old and still have to 
work for a living. My income does not meet the requirements and I have to work 2 jobs 
to survive. I need some relief and help. Soon I cannot work and then I am homeless. After 
working all my life. 

Previous/future 
waitlist applicant 

There ought to be an uqqer limit, such that, despite not being selected from the 
continuously open wait-list, an applicant should be selected or prioritized or favored for 
having applied for such an extended amount of time...(a maximum waiting period). 

Previous/future 
waitlist applicant 

They all sound like good ideas. It would be nice if you didn't just address families in your 
anouncements. It gives individuals the idea that they don't matter and none of this is for 
them.---that--go individuals are out of luck--go live in your car, if you have one. 



��
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Previous/future 
waitlist applicant 

Well for one, how about port ins? I had lost my section 8 when I moved to Washington 
on Oct. 2020 because of COVID related situations. I used up all my extensions including 
the additional extensions I was given due to no one (ie managers, landlords) not being 
able to answer so I could schedule an appointment because they do not accept walk ins. I 
am currently just bouncing around friends and family, and if not that, sleeping in a 
�À���Z�]���o�����š�Z���š�����}���•�v�[�š���Á�}�Œ�l���š�Z���š���u�Ç�����µ�v�š���Z�������P�]�À���v���u�����š�}���µ�•�����Á�]�š�Z���u�Ç���v�}�Á���ï���u�}�v�š�Z���}�o����
�������Ç�X���/�š�[�•���������v���•�š�Œ���•�•�(�µ�o�����•�‰�����]���o�o�Ç���Á�]�š�Z�������v���Á���}�Œ�v���Á�Z�}���Á���•�������u�]�š�š���������À���v���(�}�Œ���Œ�•�À�X�����v����
when released just back to the car. So, with that said, where does this type of situation 
�(���o�o���}�v�����v�����Z�}�Á�������v���Á�����������Z���o�‰���������•�‰�����]���o�o�Ç�����������µ�•�����]�š���]�•�v�[�š���}�µ�Œ���(���µ�o�š���š�Z���š���Á�����o�}�•�š���}�µ�š���}�v��
�•�}�u���š�Z�]�v�P���Á�������]���v�[�š���v���P�o�����š�����•���(���Œ�����•���‰�}�Œ�š�]�v�P���]�v�����µ�š���Á���•�v�[�š���•�µ�������•�•�(�µ�o�����������µ�•�����Á����
�Á���Œ���v�[�š�������o�����š�}���P���š�������Z�}�o�����}�(���‰���}�‰�o�����š�}�������š�µ���o�o�Ç���P���š���š�Z�������v�•�Á���Œ�• we inquire or be helped 
to know if we are able to live there because there are vacancies and they do accept 
subsidies such as section 8? 

THA employee 1.) I think the frequent waitlist purges are necessary but we should be aware of the harm 
this could have on those who are unhoused. Unhoused individuals often don't have 
access to a phone or a reliable phone and it can be harmful to require this population to 
frequently notify THA that they'd like to stay on the waitlist.  
 
2.) One concern I have with a random selection from the waitlist is that it is based on 
equality, not equity. While I do think that everyone should get a chance to receive 
subsidized housing, I think it's important for THA to strive for equity and look at still 
housing households based on priority. There are a lot of different housing situations. 
Those living on the streets, in vehicles, with family/friends. etc. and not all of those living 
situations are equally detrimental to a families wellbeing. 

THA employee I LOVE these changes including 'Updates to waitlist preferences' but form would only 
allow 3 choices. That being said I am asking clarification for "Random": 
 
I can't support what I don't understand. How is "Random" defined? I read through the 
summary and a little further down. I don't see where it is explained how Random will be 
defined, other than being able to pull Households who could fit certain programs, or 
funding requirements, which was mentioned elsewhere. Is that how you mean it? 
 
If the explanation was in the sentences themselves, I wasn't getting it.  
 
Michele C. from RA 

THA employee Random selection from waitlist is not fair approach, unless everyone has applied at the 
same time. It disadvantages folks who have been waiting for a long time already. The 
other updates, especially continuously open waitlist and frequently waitlist purges, will 
help keep to the more current or interested applicants to the top. - All in my opinion. 
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RESOLUTION 2024-09-25 (4)  

Date:  September 25, 2024 

To: THA Board of Commissioners 

From: April Black 
 Executive Director 

Re: Interlocal Cooperation Agreement with Pierce County Housing Authority 

 

This resolution would approve a new Interlocal Cooperation Agreement with Pierce County 
Housing Authority (PCHA) to allow Executive Directors of Tacoma Housing Authority and PCHA to 
approve activities of one Public Housing Authority (PHA) in the jurisdiction of the other PHA and will 
clarify how either PHA can withdraw its approval of such activities.  

BACKGROUND 

Washington State law allows local governments to agree to cooperate to better serve their 
communities. These agreements are called Interlocal Cooperation Agreements (ICA). One use of such 
agreements allows agencies to share functions or to engage in activities in each other's jurisdictions. 
THA and the Pierce County Housing Authority (PCHA) have several ICAs. They have allowed one PHA to 
use housing choice vouchers or other forms of rental assistance in the other's jurisdiction for discrete 
programs or properties. For example, one ICA allows THA to provide rental assistance in the Sumner 
School District as part of a pilot program the state funded program serving families in the Sumner and 
Tacoma school districts. Another ICA allowed THA to participate with Helping Hands House in the state 
funded Front Door Project that served families in Tacoma and the Puyallup area. Another ICA allowed 
PCHA to project vouchers into a Tacoma property. These ICAs also allow THA to share the 
administration of the assistance in efficient ways. These agreements have been helpful as THA and 
PCHA further the effort to better coordinate our rental assistance programs in service to what is 
essentially a shared rental market. The Boards of the two PHAs have approved each of these ICA as 
each separate use of vouchers has arisen.
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I ask the Board to approve a new ICA with PCHA. It is attached. This ICA will allow each housing authority to 
operate all rental assistance programs within all of Pierce County, removing jurisdictional boundaries.  

�W���,���[�•�����}���Œ�����Á�]�o�o�����������}�v�•�]�����Œ�]�v�P���š�Z�����•���u�����/���� at its October 2nd board meeting. If approved, the 
agreement will be executed.  

RECOMMENDATION 

Approve Resolution 2024-09-25 (4) for a new ICA with PCHA. 

  



��

 
Executive Director 
April Black��

��
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RESOLUTION 2024 -09-25 (4)  

(Interlocal Cooperation Agreement with Pierce County Housing Authority) 

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

Whereas, state law allows governmental agencies to execute Interlocal Cooperation Agreements 
(ICAs) to allow for ways to better serve their communities; and 

Whereas, the Tacoma Housing Authority (THA) and the Pierce County Housing Authority (PCHA) 
have used ICAs to good advantage to allow discrete uses of voucher assistance in each other's 
jurisdiction and to share functions when it is efficient to do so; and 

Whereas, THA and PCHA customers will benefit from the removal of jurisdictional boundaries; 
now, therefore, be it 

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

The Executive Director is authorized to execute an Interlocal Cooperation Agreement with the 
Pierce County Housing Authority in substantially the form set forth in the attached draft. 

 
Approved:  September 25, 2024 

 
 
 

 Derek Young, Chair 
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PIERCE COUNTY HOUSING AUTHORITY 

TACOMA HOUSING AUTHORITY 

Agreement Governing Administration of Rental Assistance in Pierce County and the City 
of Tacoma. 

February 2024 

The Pierce County Housing Authority (PCHA) and the Housing Authority of the City of Tacoma 
(THA) agree as follows: 

������ On March 4, 2011, PCHA and THA signed an Interlocal Cooperation Agreement. It provides 
that "PCHA and THA may each conduct specific activities within the other's jurisdiction 
upon the written agreement of their Executive Directors, or designees. These written 
agreements shall be executed for each specific activity." Section 2.2. 

 
������ Pursuant to that agreement, PCHA and THA agree to allow the administration of their 

rental assistance in each other's jurisdiction in the following way: 
 

����������THA may administer rental assistance anywhere within Pierce County.  
 

����������PCHA may administer rental assistance programs anywhere within the City of 
Tacoma. 

 
����������Rental assistance includes all forms of assistance that helps tenants have affordable 

rents, including but not limited to the following: 
�x�� Housing Choice Voucher Program 
�x�� THA's Housing Opportunity Program (HOP) 
�x�� Emergency Housing Voucher Program (EHV) 
�x�� Non-Elderly Disabled Program (NED) 
�x�� Veterans Affairs Supportive Housing (VASH) 
�x�� Family Unification Program (FUP) 
�x�� Foster Youth to Independence Program (FYI) 
�x�� Mainstream 
�x�� Project-based vouchers 
�x�� Property-Based Subsidy 
�x�� Rental Assistance Demonstration (RAD) 
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