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902 SOUTH L STREET, SUITE 2A | TACOMA, WASHINGTON  98405-4037 

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

REGULAR MEETING 
BOARD OF COMMISSIONERS 

SEPTEMBER 24, 2025 

The Board of Commissioners of the Housing Authority of the City of Tacoma will hold a Regular Meeting 
on Wednesday, September 24, 2025, at 4:45 pm via Zoom and at 902 S L Street, Tacoma, WA 98405. 

 
Join Zoom Meeting 

https://us06web.zoom.us/j/84377479620?pwd=pVaZPDHkpxrozZ57UyJTaf2zbjhn63.1 
Meeting ID: 843 7747 9620 / Passcode: 244251 / 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 

Tacoma
Housing

Authority
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AGENDA 
TACOMA HOUSING AUTHORITY 

BOARD OF COMMISSIONERS REGULAR MEETING 
SEPTEMBER 24, 2025, 4:45 PM 

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

Join Zoom Meeting 
https://us06web.zoom.us/j/84377479620?pwd=pVaZPDHkpxrozZ57UyJTaf2zbjhn63.1 

Meeting ID: 843 7747 9620 / Passcode: 244251 / Call (253) 2050-468 
 

1. CALL TO ORDER 
2. ROLL CALL 

 
3. APPROVAL OF MINUTES 

3.1. Minutes of August 27, 2025—Regular Session 
 

4. GUEST COMMENTS 

The Tacoma Housing Authority Board of Commissioners welcomes comments and 
feedback from members of the public. During the public comment period, comments are 
limited to three minutes per speaker, and there will not be a substantive response. Once 
each speaker is finished, their comment will be acknowledged and thanked, and then the 
Board will move onto the next speaker. 

 
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 
 

6. FINANCE REPORT 
6.1 Ratifying Cash Disbursement for August 2025 

 
7. AGENCY UPDATES 

 
 

https://us06web.zoom.us/j/84377479620?pwd=pVaZPDHkpxrozZ57UyJTaf2zbjhn63.1
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8. NEW BUSINESS 
8.1 2025-09-24 (1) Third Party PBV Rent Limits 
8.2 2025-09-24 (2) Authority to Amend CS Floors Contract 
8.3 2025-09-24 (3) Authority to Execute Multiple Procurement Actions 
8.4 2025-09-24 (4) Approval of Accounts Receivable Write-Offs-Tenant 
 
8.5 2025-09-24 (5) Approval of Accounts Receivable Write-Offs- 

Landlords 
 

8.6 2025-09-24 (6) Unique Payment Standards for THA’s Portfolio 
8.7 2025-09-24 (7) One City Initiative 
8.8 2025-09-24 (8) Approval of THA’s 2026 MTW Plan 
8.9 2025-09-24 (9) Outrigger Refunding Bond 
8.10 2025-09-24 (10) Salishan Loan Refinance 
 

9. COMMENTS FROM THE COMMISSIONERS 
10. ADJOURNMENT 
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BOARD OF COMMISSIONERS MEETING MINUTES 
REGULAR SESSION 

WEDNESDAY, AUGUST 27, 2025 
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 27, 2025. 

1. CALL TO ORDER 

Commissioner Hodge called the meeting of the Board of Commissioners of the Housing Authority of the 
City of Tacoma (THA) to order at 4:45 pm. 

2. ROLL CALL 

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

PRESENT ABSENT 

COMMISSIONERS 
 

Chair Derek Young 
 Vice Chair Stanley Rumbaugh 
Commissioner Dr. Minh-Anh Hodge  
Commissioner Michael Purter  
Commissioner Athena Dunn  

STAFF 

April Black, Executive Director   
Aley Thompson, Deputy Executive Director  
Sha Peterson, Records and Public Disclosure Manager  
Woodson Baldwin, IT Support Supervisor   
Amber Prentice, Rental Assistance Director  
Caroline Cabellon, Interim Director for Client Support 
and Empowerment 

 

Ken Short, Asset Management and Real Estate 
Development Director 

 

Lauren Kirigin, Senior General Counsel  
Lynette Scott, Human Resources Director  
 Marquis Jenkins, Property Management 

Director 
Nando Ruiz, Rental Assistance Associate Director  
Priya Saxena, Strategic Initiatives Director  
Richard Deitz, Finance Director  
William Morse, Director/CIO  

Tacoma
Housing

Authority
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Commissioner Hodge declared there was a quorum present at 4:46 pm and proceeded.  

3. ANNUAL MEETING 

3.1 ELECTION OF OFFICERS  

Commissioner Hodge handed the gavel to ED Black, who opened nominations for Board Chair. 
Commissioner Hodge nominated Commissioner Rumbaugh, with Commissioner Purter seconding. 

3.2 APPOINTMENT TO STANDING BOARD COMMITTEES 

ED Black called for nominations for Board Vice Chair; Commissioner Purter nominated Commissioner 
Hodge, seconded by Commissioner Dunn. Committee assignments were proposed and confirmed with a 
unanimous vote. No By-law changes were considered. The gavel was returned to Vice Chair Hodge, who 
requested commissioners submit their annual certifications to Records and Public Disclosure Manager 
Sha Peterson. 

4. APPROVAL OF MINUTES OF THE PREVIOUS MEETING 

Chair Hodge asked for any corrections to or discussion of minutes for the Regular Session of the Board of 
Commissioners for Wednesday, July 23, 2025.  Commissioner Purter moved to adopt the minutes. 
Commissioner Dunn seconded. 

Upon roll call, the vote was as follows: 

AYES: 3 
NAYS: 0 
Abstain: 0 
Absent: 2 

Motion approved. 

5. GUEST COMMENTS 

Jeff Childs, EB Wilson Tenant 

Beverly Riling currently resides at EB Wilson with another individual. They have encountered challenges 
in their interactions within the building’s community and have been described as uncooperative by 
some residents. Responsibility for incidents is frequently attributed to Beverly. There have been 
difficulties communicating effectively with parties able to assist Beverly with her situation. Doctor’s 
notes have been provided in attempts to support Beverly’s relocation. Additionally, Rick Johnson 
reportedly referenced information from THA regarding Beverly. The individuals were informed of a 30% 
rent increase and received documentation containing incorrect figures justifying this adjustment. ED 
Black clarified that these concerns cannot be formally addressed at Board meetings. Jeff has requested 
THA’s assistance in relocating Beverly from EB Wilson. He also noted that he will no longer be a tenant 
after Sunday, which may leave Beverly in a vulnerable position. 
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Bridget Demerson, Lavonne’s Room 

Bridget attended the meeting as a long-time resident and business owner, expressing concerns that had 
not been addressed. She moved to her home in 1964 and opened a store to honor her son Lavonne, two 
months before Covid. After three years, the store was slated for demolition, and unable to find an 
affordable local option, she relocated to Spanaway. Her concern is that black-owned businesses on 
Hilltop were meant to be supported, yet she experienced delays and confusion regarding promised 
commercial space from THA, leaving her feeling unsupported, particularly as a black woman business 
owner. Financial challenges have prevented her from securing an ADU loan. She requests the Board 
investigate further. 

Ieesha Irving, Salishan Resident 

Ieesha is a resident of Salishan who has progressed from leaving high school without a diploma to 
obtaining her GED and eventually earning a master’s degree. She expresses gratitude for being part of 
the community and recently resigned from her job. She actively assists the Salishan Association with 
garbage collection and has observed cigarette butts, plastic bottles, and bottle lids as common litter. 
While the Salishan Garden provides a designated smoking shelter, THA does not; instead, individuals 
smoke on the sidewalk or in areas where meals for children are distributed at noon. She recommends 
that THA establish a dedicated smoking area and reduce the distribution of bottled water at events due 
to improper disposal. Additionally, she is aware of seven women in Salishan who have lost custody of 
their children. In response to incidents of violence, rallies are held, but she suggests creating a healing 
shelter and possibly partnering with the Family Justice Center. 

6. ACCEPT RESIGNATION OF THA COMMISSIONER 

Commissioner Dunn moved to accept Commissioner Purter’s resignation. Commissioner Purter 
seconded the motion. 

ED Black read a letter addressed to the Mayor from Commissioner Purter. Commissioner Purter 
expressed appreciation to the entire staff, ED Black, and the Deputy Chair, noting that it has been a 
bittersweet journey. THA has made, and continues to make, significant contributions to the community. 
“While there are circumstances beyond our control, under ED Black's supervision and guidance, progress 
will continue in a positive direction,” commented Commissioner Purter. Staff were thanked for their 
dedicated service to the community. Recalling his appointment five years ago, he noted he initially had 
limited knowledge of THA’s work but was encouraged that he could make a difference and remains 
engaged with the community. He mentioned having discussed a potential replacement with the mayor. 

Vice Chair Hodge expressed sadness at his impending resignation and thanked him for his support 
during his tenure on the Board. She commented on his professionalism and dedication to both clients 
and staff, and remarked that, as a team, the Board achieved significant progress. His engagement, 
thoughtful decision-making, and integrity were highlighted, along with her appreciation for his 
steadfastness during challenging times. She wished him the very best in his future endeavors, expressing 
gratitude for their time working together. 
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Commissioner Dunn conveyed appreciation for his warmth, hospitality, and mentorship, stating that his 
presence will be missed. Noting his embodiment of southern hospitality, she extended best wishes for 
his next chapter. 

Upon roll call, the vote was as follows: 

AYES: 3 
NAYS: 0 
Abstain: 0 
Absent: 2 

Motion approved. 

7. COMMITTEE REPORTS 

There were no committee reports.  

8. FINANCE REPORT 

FINANCE  

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

8.1 RATIFYING CASH DISBURSEMENT FOR JULY 2025 

Commissioner Purter moved to ratify the payment of cash disbursements totaling $11,199,402 for the 
month of July 2025.  Commissioner Dunn seconded.   

Upon roll call, the vote was as follows: 

AYES: 3 
NAYS: 0 
Abstain: 0 
Absent: 2 

Motion approved. 

9. AGENCY MONTHLY REPORT 

ED Black announced that David Dailey and Denise Joseph will temporarily assume the responsibilities of 
Director Jenkins, who is on leave until the end of the year. Both Dailey and Joseph will participate in 
Board meetings during this period. 

Housing Hilltop has achieved full occupancy. All agency staff assisted in reaching this milestone. A third 
tenant for the Housing Hilltop South commercial space has been identified. 
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10. NEW BUSINESS 

10.1 AUTHORITY TO EXECUTE CONTRACT WITH TK ELEVATOR 

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

WHEREAS, THA’s Procurement Policy requires Board Approval to enter into contracts greater 
than $150,000; and 

WHEREAS, Sourcewell Cooperative Purchasing awarded a contract to TK Elevator (Contract 
#050224-TKE); and 

WHEREAS, THA will use the Cooperative Purchasing Agreement with Sourcewell to enter into a 
contract with TK Elevator for $393,000 for the maintenance and repair of THA’s property 
elevators ; now, therefore, be it 

Resolved by the Board of Commissioners of the Housing Authority of the City of Tacoma, 
Washington that: THA’s Executive Director may execute a contract between THA and TK 
Elevator. 

Commissioner Purter motioned to approve the resolution.  Commissioner Dunn seconded the motion. 

Upon roll call, the vote was as follows: 

AYES: 3 
NAYS: 0 
Abstain: 0 
Absent: 2 

 
Motion approved:  August 27, 2025  

 
 

 Stanley Rumbaugh, Chair 

10.2 EXTENSION OF PROJECT-BASED VOUCHER CONTRACT: FAWCETT APARTMENTS  

(VASH)   

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 MSC COLVOS TERRACE, LLC Property 
Fawcett Apartments since 2015; and  

WHEREAS, Fawcett Apartments provide housing for low-income veterans in the community; and 

WHERERAS, an extension up to 20 years will allow THA to continue to provide housing assistance to 
veteran families in the community; and 

WHERERAS, failure to extend this contract would lead to a loss of affordable housing units; now, 
therefore, be it 
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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 
MSC COLVOS TERRACE, LLC property Fawcett Apartments for up to twenty (20) years.  

Commissioner Purter motioned to approve the resolution.  Commissioner Dunn seconded the motion. 

Upon roll call, the vote was as follows: 

AYES: 3 
NAYS: 0 
Abstain: 0 
Absent: 2 

 
Motion approved:  August 27, 2025  

 

 Stanley Rumbaugh, Chair 

10.3 ARTIFICIAL INTELLIGENCE USAGE POLICY   

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

WHEREAS, artificial intelligence is growing rapidly, becoming ubiquitous in many of the tools 
public housing authorities use to conduct day-to-day business; and  

WHEREAS, it has the potential to streamline operations, improve service delivery, and support 
data-informed decision-making; and 

WHEREAS, it also poses risks like potential misuse, biased outcomes, and inconsistent practices 
that could undermine data security and public trust; and  

WHEREAS, these risks expose Tacoma Housing Authority to ethical and legal challenges; and 

WHEREAS, a proactive approach to governance will help ensure THA staff who use artificial 
intelligence to support day-to-day operations do so ethically and securely; now, therefore, be it 

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

1. Employees must adhere to the standards, requirements, and prohibitions outlined in 
the AI Usage Policy when using AI tools to conduct THA business. 

2. This resolution supersedes any conflicting policies or resolutions previously adopted by 
the Board of Commissioners. 

3. This resolution shall take effect immediately upon its adoption. 

Commissioner Purter motioned to approve the resolution.  Commissioner Dunn seconded the motion. 
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Upon roll call, the vote was as follows: 

AYES: 3 
NAYS: 0 
Abstain: 0 
Absent: 2 

 
Motion approved:  August 27, 2025   

 

 Stanley Rumbaugh, Chair 

10.4 AUTHORIZE INVESTMENT INSTITUTIONS AND AUTHORIZED SIGNERS    

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 2024-08-28 (9), 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: 
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Stanley Rumbaugh   Chair ________________________________ 

Minh-Anh Hodge   Vice Chair ____________________________ 

April Black    Executive Director _____________________ 

Richard Deitz     Director of Finance   ___________________ 

Duane Strom    Comptroller   _________________________ 

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. 

Commissioner Purter motioned to approve the resolution.  Commissioner Dunn seconded the motion. 

Upon roll call, the vote was as follows: 

AYES: 3 
NAYS: 0 
Abstain: 0 
Absent: 2 

 
Motion approved:  August 27, 2025   

 

 Stanley Rumbaugh, Chair 

10.5 ADDITIONAL REST AND WELLNESS DAYS FOR STAFF   

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

WHEREAS, THA may provide additional paid time off; and 

WHEREAS, THA will provide two additional Rest and Wellness days on December 26, 2025, and January 
2, 2026; and 

WHEREAS, there is no financial impact to THA; now, therefore, be it  

Resolved by the Board of Commissioners of the Housing Authority of the City of Tacoma, Washington 
as follows: 
 
Authorize THA’s Executive Director to provide December 26, 2025, and January 2, 2026, as additional 
Rest and Wellness Days. 

Commissioner Purter motioned to approve the resolution.  Commissioner Dunn seconded the motion. 

Upon roll call, the vote was as follows: 

AYES: 3 
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NAYS: 0 
Abstain: 0 
Absent: 2 

 
Motion approved:  August 27, 2025   

 

 Stanley Rumbaugh, Chair 

10.6 SALISHAN 5 LOAN EXTENSION   

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

WHEREAS, THA is a managing member of Salishan Five LLC; and 

WHEREAS, it is in the interest of Salishan Five LLC to extend and refinance the referenced loan;  

now, therefore, be it 

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

THA’s Executive Director be authorized to execute an extension of and refinance a 2010 loan to 
Salishan Five LLC.  

Commissioner Purter motioned to approve the resolution.  Commissioner Dunn seconded the motion. 

Upon roll call, the vote was as follows: 

AYES: 3 
NAYS: 0 
Abstain: 0 
Absent: 2 

 
Motion approved:  August 27, 2025   

 

 Stanley Rumbaugh, Chair 

10.7 AUTHORITY TO AMEND THA’S PROFESSIONAL SERVICE TAXABLE CONTRACT WITH  

EISENHOWER CARLESON PLLC   

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

WHEREAS, THA entered into a contract with Eisenhower Carlson PLLC for unlawful detainer matters for 
Taxable properties; and  

WHEREAS, THA seeks to add an additional $400,000 to the Taxable properties contract; and  

WHEREAS, THA’s Procurement Policy requires Board Approval for contracts greater than $150,000 when 
previously authorized by a Board approved budget; now, therefore, be it  
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Resolved by the Board of Commissioners of the Housing Authority of the City of Tacoma, 
Washington that:  

THA is approved to enter into an Amendment with Eisenhower Carlson PLLC for unlawful 
detainer matters for THA’s Taxable properties.  

Commissioner Purter motioned to approve the resolution.  Commissioner Dunn seconded the motion. 

Upon roll call, the vote was as follows: 

AYES: 3 
NAYS: 0 
Abstain: 0 
Absent: 2 

 
Motion approved:  August 27, 2025   

 

 Stanley Rumbaugh, Chair 

11.   COMMENTS FROM COMMISSIONERS 

Commissioner Purter thanked everyone for five years and wished them a Merry Christmas in advance. 
Vice Chair Hodge expressed gratitude and said she will miss Commissioner Purter. 

12.   ADJOURNMENT 

There being no further business to conduct, the meeting ended at 5:55 pm. 

APPROVED AS CORRECT 

Adopted:  September 24, 2025  

Stanley Rumbaugh, Chair 
 



LIVING WORD CHRISTIAN CHURCH
6425 South Tacoma Way, Tacoma, WA 98409

Church (253) 474-1331

RESIGNATION LETTER

Commissioner, Pastor Dr. Michael A. Purter
1421 E. 63rd Street
Tacoma Washington 98404 August 27. 2025

Tacoma Housing Authority
Mayor, Ms. Victoria Woodards
cc: Executive Director, Mrs. April Black

Please accept this letter as my Formal Resignation from the Position of Commissioner as a Board
Member of the Tacoma Housing Authority. My last day of serving as a Commissioner on this
Board of Commissioner’s is August 28, 2025, in accordance with the Executive Jurisdiction of
the Mayor of Tacoma and State Law, (See Chap. 35.82.040.) My Appointment/Term was for
Five Years, that term ends this week.

I would like to express my Gratitude for the Opportunities and Experiences I have had during my
time here serving as a Commissioner on the Board of the Tacoma Housing Authority. I have had
the pleasure of being part of a Team/Family that has raised the minimum wage for its wonderful
Employees, Built two beautiful Buildings Hilltop North and Hilltop South, established a Video
Tour of our many Housing locations for Applicants seeking Housing and many, many more
wonderful events and programs that have been passed by this Board of Commissioners, whom I
have truly been Blessed to be apart.

While I have thoroughly enjoyed my time at Tacoma Housing Authority and appreciate the
opportunities to serve on the Community Partnerships Committee, Advocacy Committee and
Finance Committee, I want to thank you again for the Support and Guidance you have provided
me during my time here at Tacoma Housing Authority. I wish the entire Tacoma Housing
Authority Family and my Board Colleagues continued Blessed Success and Growth.

GOD ALWAYS GET THE GLORY

Respectfully, In His Service a

Reverend Dr. Michael A. Purter, Pastor

“Anyway you Bless Me Lord, I’ll be Satisfied”
We are the Sticky Love Church of Tacoma

Matthew 4:23/John 3:16
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Date:  September 24, 2025 

To: THA Board of Commissioners 

MOTION 

 
Adopt a consent motion ratifying the payment of cash disbursements totaling $7,553,251 for 
the month of August 2025. 
 
Approved:  September 24, 2025 
 

___________________________________ 
Stanley Rumbaugh, Chair 



Check Numbers
From To From To From To

Amount

Checks 98,015       - 98,056       1,042      - 1,043         10,360  - 10,366  
Wire/EFT 133            - 141            -              - -                 - - -
ACHs 4,166         - 4,225         230         - 235            1,006    - 1,007    

Business Support Center 662,367     
Moving To Work Support Center 84,297       
Moving To Work Buildings (used by Support Center) 6,704         
Tax Credit Program Support Center 47,414       
Support Center Allocation 53,353       
Section 8 Programs 55,723       
Hillsdale Heights 6,476         
James Center 5,749         
Salishan 7 30,613       
Alberta J Canada Bldg 8,732         
Education Program - THDG 1,835         
THDG - General 5,200         
Hillsdale Heights 1,222         
Hillside Terrace & Salishan Resyndication 59,015       
Bus Development Activity 1,474         
SAFE/TRAC 510            
Community Services MTW Fund 1,459         
Education Private Grants (Gates, etc.) & 2 Gen 3,610         
AMP 6 - Scattered Sites 18              
AMP 9 - HT 1500 - Subsidy 186            

THA SUBTOTAL 1,035,960  
Hillside Terrace 2 & 1500 2,082         
Bay Terrace I & II & Community Facility 6,608         
Housing Hilltop LLLP 29,865       
Arlington Youth Campus 1,519         
Court F (The Rise) 2,043         
Renew Tacoma Housing 19,162       
Salishan 1 - Salishan 6 17,695       
Tax Credit Property Allocations 8,813         

TAX CREDIT SUBTOTAL (Operations & Development - billable) 87,788       

Section 8 Checking Account (HAP Payments)
SRO/HCV/VASH/FUP/NED/EHV/MSV Check #'s 490,020     - 490,112  154,007     

ACHs 57,125       - 58,068    5,091,352  

Payroll & Payroll Fees - ADP EFT 34              - 36           

 
TOTAL DISBURSEMENTS

TACOMA HOUSING AUTHORITY
Cash Disbursements for the month of August 2025

Totals
A/P Checking SAL 7 Checking THDG Checking

Program Support

Section 8 Operations

Property Operations

THDG

Development

7,553,251$                

Client Support

Public Housing

 Tax Credit Projects - 
Reimbursable 

1,123,747                  

5,245,359$                

1,184,144$                



Current Balance Interest

4,191,025                   2.54%
8,350,300                   2.54%
6,014,827                   2.54%

151,482                       2.54%
64,557                         2.54%

110                               2.54%
913,044                       2.54%

2,062,706                   2.54%
32,708                         2.54%

801,300                       2.54%
218,372                       2.54%

27,508                         2.54%
25,834                         2.54%

421,456                       2.54%
1,394,680                   2.54%

Highland Crest Replacement Reserve 484,096                       2.54%
42,051                         2.54%

773,264                       2.54%
435,027                       2.54%

26,766                         2.54%
25,528                         2.54%

964,286                       0.00%
75,265                         0.00%

1,083,717$                 4.39%
28,579,908$               

Less:
2.  Total MTW Cash Balance 5,124,437$                 
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) 4,398,437$                 
3.      MTW Cash Held By HUD 3,643,171$                 

4.  Non MTW Cash Restrictions/Obligations
4.1  Non MTW Operational Restrictions

6,014,827$                 
4.101  Scattered Sites Proceeds (Afford Hsg) 6,014,827                          

4,904,809$                 
4.201  Security Deposit Accounts 202,623                              
4.202  Highland Crest Operations Reserves 520,000                              
4.203  Highland Crest Replacement Reserves 484,096                              
4.204  James Center North Capital 90,306                                
4.205  Outrigger Operations Reserve 150,000                              
4.206  Outrigger Replacement Reserves 435,027                              
4.207 Salishan 7 Operations Reserves 750,000                              
4.208  Salishan 7 Replacement Reserves 801,300                              
4.209  North Highland Court Operations Reserves 50,000                                
4.210  North Highland Capital Reserve 421,456                              
4.211  James Center North Operations Reserves (Debt Svc) 1,000,000                          
4.212  Housing Hilltop Loan Reserve -                                           

851,865$                    
4.301  Mod Rehab Operating Reserves 70,079                                

Salishan 7 Operations

TACOMA HOUSING AUTHORITY 
CASH POSITION - July 2025

Account Name
HERITAGE BANK

Accounts Payable
Section 8 Checking
THA Scattered Sites Proceeds
FSS Escrows
FSS Forfeitures
Note Fund Account
THDG - Tacoma Housing Development Group

Payroll Account

Salishan 7 Security Deposit
Salishan 7 Replacement Reserve
Salishan 7 Operating Reserve
North Highland Operations
North Highland Security Deposit
North Highland Capital Reserve
Highland Crest Operations

Highland Crest Security Deposit
Outrigger Operations
Outrigger Replacement Reserve
Outrigger Security Deposit

HOME STREET BANK
James Center North Operations
James Center North Security Deposit

WASHINGTON STATE
Investment Pool
1.  TOTAL THA  CASH BALANCE

4.10  HUD Restricted - Lot and Property Sales

4.20  THA Property Accounts Reserved

4.30 Rental Assistance Reserves



TACOMA HOUSING AUTHORITY 
CASH POSITION - July 2025

4.302  VASH, FUP, FYI, NED, EHV & MAIN HAP & AF Reserves 565,747                              
4.303  FSS Escrows & Forfeitures 216,039                              

1,046,650$                 
4.401  TPS Interlocal (CS-2017-011) 71,476                                
4.402  College Spark (PI-2018-005) 35,172                                
4.403  GTCF Grant (PI-2019-005) 26,959                                
4.404  THDG 913,044                              

4.60  Total - Non MTW Cash Restrictions (4.10+4.20+4.30+4.40+4.50) 12,818,152$               
4.70  Agency Contracted or Budgeted Commitments Remaining -$                             

-                                           
-                                           

4.99  Total  Non MTW Cash Restrictions/Obligations (Lines 4.60+4.70) 12,818,152$               

5.  THA UNENCUMBERED (Non-MTW) CASH  (Lines 1-2-4.99) 10,637,319$               

6.  Development Advances - Project Reimbursement upon draw 108,556$                    
6.01  Housing Hilltop LLLP 108,556                              

4.40 Prepaid Grants
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TACOMA HOUSING AUTHORITY 

To: THA Board of Commissioners 
From: April Black, Executive Director 
Date: September 24, 2025 
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 August. The agency updates 
are categorized as they relate to our long-term goals: 

1. Enhance Our Financial Resilience and Sustainability 
2. Add More Affordable Housing Throughout Tacoma and Pierce County 
3. Invest in Housing Stability and Community Vitality 
4. Serve as a Great Employer, Contractor, and Community Partner 

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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ENHANCE FINANCIAL RESILIENCE & SUSTAINABILITY  

Financial Sustainability updates are included in the Finance update.  

ADD MORE AFFORDABLE HOUSING THROUGHOUT TACOMA & PIERCE COUNTY 

Housing Hilltop 

Construction 

• THA is planning to have the final 11-month warranty walk with Walsh the second 
week of September 

Lease Up 

• Housing Hilltop is now officially 100% tax credit qualified. As of August 26, 2025, the 
final two move-ins at Housing Hilltop North were completed. This milestone allows 
us to begin the transition to permanent financing. 

Commercial Space 

• This month THA executed a contract with commercial broker Northwest Investment 
Partners LLC (formerly referred to in BOC reports as Heartland). AMRED is working in 
partnership with them to get the spaces at AJC and Housing Hilltop marketed. 
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Aviva Crossing 

 

Site 

• The sewer line in S Mildred St and the onsite stormwater system and tank are now 
fully installed underground 

Mercy (Lot 4) 

• This month, crews made significant progress on the building envelope, which plays a 
critical role in protecting the structure and preparing it for interior work. The roof is 
nearly complete, with the finishing cap layer now being installed. On the exterior 
walls, the weather-resistant barrier has been fully applied, sealing the building 
against the elements. Window installation is also well underway: the west and south 
sides are now complete, while the east side is about halfway finished 
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Koz (Lot 1) 

• Koz’s new closing date is anticipated to be the end of October 2025 
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INVEST IN HOUSING STABILITY AND COMMUNITY VITALITY 

THA Unit Occupancy Progress 

 

Starting July 2025, the occupancy goal will be set at 96% due to units held offline for residents 
affected by resyndication. Occupancy is expected to remain at 96% during construction, after 
which the goal will be reviewed and updated. 

 

 

 

Vacant Units, Move Ins, Move Outs

move out

available for lease

available for lease move in move out
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MTW Program Utilization 

 

Utilization decreased after THA cancelled the Rapid Rehousing contract. THA anticipated this 
impact when that decision was made. 

Serving High Barrier Households 

 

 

 

 

MTW Utilization

High Barrier Households Housed
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THA Summer Programming  

THA Community Builders are proud to partner with students, families and community partners 
to provide robust summer programming for youth at THA properties.  This programming helps 
youth at THA properties stay engaged and connected in educational programming to help 
reduce “summer slide” - or the reduction of academic skills over the months when school is not 
in session.   

Summer programming at THA sites also achieves more: as a partner in the City of Tacoma’s 
youth and young adult violence reduction initiative, THA helps to provide activities that keep 
our young people engaged, partnering with a wide network of culturally relevant programming 
partners through Greentrike and Seeds of Peace, and embedding programming with social-
emotional learning practices.  THA couldn’t do this work without this partnership, and grateful 
for their continued support of the community! 

In addition to Greentrike and Seeds of Peace, THA also would like to highlight a significant 
partner in the summer programming work: Salishan Association.  Special thanks to Janette 
Simon, General Manager of Salishan Association, and her two summer interns.  Janette’s 
incredible leadership of resident-led engagement activities in Salishan this summer led to a very 
full calendar of events!  Please enjoy the summer programming recaps attached to the agency 
report. 

Maintenance Updates 
 

August Completed Work Orders: 2525 

August Completed Turns: 21 

 

August Training: 3                       

• Discrimination & Harassment THA ALL 
• Smart Diver Program (7 maintenance) 
• Know Your Landlord Tenant Rights (FM) 

  
Contracting Highlight: AAA Fire is now our new Fire Service Contractor. 
 
Property Management Updates 
 

The Property Management (PM) team and THA’s Senior General Counsel are partnering on 
updates to THA’s lease which is in the final stages of review.  
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PM and Client Support and Empowerment (CSE) teams continue to coordinate on the issuance 
of violation letters and warm outreach for households one month behind in rent. 30-day 
nonpayment of rent notices are issued for households two months behind in rent. THA is 
nearing the end of winter eviction ban and anticipate a decrease in upcoming evictions. 
 
Rent Collection 

Rent 
Collection   

Jan Feb Mar Apr May Jun Jul Aug Sept 

Total Rent 
Arrears    

- - - - - - -  
$512,134 

$533,159 

% of 
Households 
Current on 
Rent    

57% 58% 64% 66% - 65% -  60%  62% 

To improve operational efficiency, PM has revised the reporting process for rental arrears. 
Starting in August, PM will report total arrears and the percentage of households current on 
rent. Previous Board reports included separate data on households owing one month or less of 
rent and those owing more than one month. 

SERVE AS A GREAT EMPLOYER, CONTRACTOR, AND PARTNER 

 
THA As A Great Employer 
 

The Annual Benefits Fair and Vaccination Clinic will be held on September 24 at the FIC 
from 9AM-1PM. The Benefits Fair provides employees an opportunity to learn more 
about the benefits available to them such as health insurance, retirement savings, 
wellness programs, and other perks. The fair is their chance to meet with benefit 
providers in person, ask questions, and pick up helpful information and swag. A 
Vaccination Clinic will be available at the Benefits Fair so employees can get their annual 
flu shot or other vaccines easily and conveniently.  
 
Thanks to a request from our Executive Director, April Black, the Board of 
Commissioners approved December 26, 2025, and January 2, 2026, as Rest and 
Wellness days for all employees. 
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The first quarterly Essential Conversations focusing on Job Role and Clarity was 
completed. To help THA improve and make this program as effective as possible, all 
employees will receive a survey on October 6 to share their feedback on this new 
performance management program.  

 
THA As A Great Contractor 

During the second quarter of 2025, THA facilitated the execution of 80 
contracts/agreements, 42 of which were newly executed contracts. Of those 42 new 
contracts, 24, or 57%, were awarded to micro, small, and local businesses.  

Q2 Contract Requests April May June Q2 
Service Contract 8 7 8 23 
Professional Services 1 4 1 6 
Amendment 3 4 31 38 
License Agreement 0 1 1 2 

Subscription 1 1 
 2 

MOU 3 2 
 5 

Grant 
 

2 
 2 

Other 
 

0 2 
2 

Subtotal 16 21 43 80 
 
 

Q2 Contracts Executed Count  Percentage  

Total Contracts 80 
 

New Contracts 42 53% 
New Contracts (micro, 
small, and local 
businesses) 24 57% 
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Q2 Total Dollars  $6,022,768.54  Percentage 
Q2 New Contracts Total $1,680,361.86 28% 
Q2 Amendments $4,342,406.68 72% 
Q2 Total for MWBE/Local/Small $2,897,285.00 48% 

 
The Total Dollars reflected above are the contract Award amounts during the 2nd 
Quarter of 2025 and does not represent the actual expenditures against the contract. 
Some contracts may span multiple years.  

 
THA As A Great Partner 
 

In an effort to build partnership with Cascade Park community facilities offering assisted 
living and adult day health programming, Program Supervisor Kye Hillig coordinated a 
staff tour of two of their more recently acquired properties.  THA partners with Cascade 
Park to offer property-based subsidies in an effort to keep affordable assisted living 
options available in Tacoma for folks receiving Medicaid.  Kye describes the tour below: 
 

“CSE recently toured two of Cascade Park Community’s facilities, both 6th Ave 
Senior Living as well as People’s Senior Living. At 6th Ave Senior Living we got to 
see how engaged the staff are with residents, often taking the entire population 
there on fishing trips. That property has a focus on seniors with mental health 
struggles, and it was wonderful to see the attention and care the residents 
receive. They also have a dementia wing at the building where they have catered 
programming and staff to help out with the higher level of need.  
 
At People’s Senior Living we were blown away by the beauty of the building, the 
gorgeous garden courtyard and the big windows that let the sun spill into the 
living spaces. We got to see how large the apartments are there, which for 
assisted living is incredibly rare. Each unit features a living room, kitchen, 
bedroom and bathroom. We were on site during bingo time, at which a large 
number of residents were in attendance. We had to be careful not to disturb 
them as we passed through as they were very focused on their game and 
appeared to take it with the utmost seriousness.  
Cascade Park has been and continues to be an incredible resource for our 
residents who are exiting independent living. There are few if any other assisted 
living communities that focus on individuals with low levels of income and the 
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fact that they offer this with such an outstanding level of quality goes to show 
what an immense asset they are to Tacoma.”   

 
Thank you to the incredible staff at Cascade Park for their generosity of time and clear 
care for our Tacoma community! 

 

A LOOK AHEAD: RENTAL MARKET ANALYSIS AND PAYMENT STANDARD REVISIONS 

Our next Board meeting will be focused on Rental Market Analysis and Payment Standard 
Revisions. 

OTHER UPDATES 

THA has been invited to be part of the Executive Steering Committee for the City of Tacoma’s 
Building Resilience Against Youth Violence and Exploitation (BRAYVE). The first meeting of this 
group took place on September 17th. We are looking forward to forming meaningful strategies 
to protect our youth. 

 



2025 Summer
Programming

www.tacomahousing.orgTacoma Housing Authoritywww.tacomahousing.org

SUMMER 2025
AT A GLANCE

THA staff wrapped up another summer filled with programming to engage our
youth and families, delivering more than 1,400 activity hours spread over 5
weeks and 6 properties alongside our partners and committed residents.

Programming ran for 3 days a week at Salishan,
plus one day a week at Hillside Terrace, Dixon
Village, Bay Terrace, and The Rise. The
activities helped youth learn new skills, center
their voice, build positive relationships, and
connect with their community. And most
importantly, the youth had fun.

Seeds of Peace supported these events and
integrated social-emotional learning (SEL) into
the program, with daily SEL check-ins and
leadership training. 

1,421 hours of summer
activities
430 youth served
15 program providers
5 weeks of activities

Thanks also to our partners at the Salishan Association for their support in bringing
this summer’s activities to life!



  Back to School

Film Camp at Salishan brought together
16 young people, ages 7–15, who
produced 4 brand-new short films under
the guidance of our professional
filmmaking mentors. 

Film Camp

Summer Lunches
In July and August, we distributed 3,400
lunches with the St. Leo’s Food Pantry at
Dixon, Bergerson Terrace, Hillside 2300, Bay
Terrace, and Salishan. Special thanks to
Lancy, Janette, and the Salishan association
team for taking on 3 properties due to St.
Leo’s staffing shortage this year.

Summer Activities

Eco Camp
This year’s Eco Camp brought together 45
kids over three days for environmental
exploration, outdoor play, and hands-on
learning. Campers engaged in activities
focused on sustainability, local
ecosystems, and team building.

July–August 2025

Tenant-led Back to School BBQ events at Dixon & Bergerson drew 95
residents, with 75 backpacks and supplies distributed.
Safe Streets hosted 8 kids for a Back-to-School Dinner at Bay Terrance.
Salishan Association Back to School BBQ served over 300 hamburgers. 
15 backpacks and supplies were distributed at Bay Terrace during the
St. Leo’s food pantry.

Pop-Up Snacks
This new activity gave kids a safe
outdoor space to play, snack, and be
seen—building belonging, safety, and
trust with our youth.

Chalk Day
On a beautiful sunny day, 15 young
artists came out to share art and
encouraging words through colorful
sidewalk chalk and unique designs.
We ended the day with cake,
celebration, and a sense of pride in our
creative youth.

National Night Out
Salishan Association, in partnership with
THA, hosted National Night Out at the
Salishan FIC, serving 700 corn dogs, chips,
and 9 half-sheet cakes along with 21
partners and vendors who provided
valuable services. 

Tacoma
Housing

Authority



THA Summer Program
Report Summer 2025

In partnership with Tacoma Housing 
Authority (THA), Greentrike, and Seeds 
of Peace Projects, youth residing at Bay 
Terrace, Dixon Village, Hillside Terrace, 
and Salishan engaged in a variety of 
Expanded Learning Opportunities over 
five weeks. These programs included 
Science, Technology, Engineering, Art, 
and Math (STEAM) enrichment activities 
like LEGO engineering, virtual reality 
experiences, digital art, and sports such 
as basketball and soccer. Additionally, the 
programs emphasized social-emotional 
learning, helping participants build strong 
relationships with supportive adults and 
connect with their community. Each day, 
the youth also received free lunches prior 
to the start of the activities.

To prepare for the program, Greentrike 
and Seeds of Peace Projects delivered 
training to connect, prepare, and inform 
site leads and program providers about 
the program’s origins, protocols, and 
expectations.
Programs were provided by partners at 
Tacoma Public Libraries, Toolbox Labs, 
Girls Hearts on Fire, Our Sisters House, 
Innovative Change Makers, Swan Creek, 
BlackMuse, Club Z, Bricks 4 Kidz, Sahale 
Outdoors, Calculus Roundtable, The Game 
Time Way, YMCAPKC, Ted Brown Music 
Outreach.

Program Overview

Honor Children and Youth. Champion Play.



Throughout the five-week summer programs, our site leads integrated social-emotional 
learning (SEL) into every aspect of the program to create welcoming environments 
where youth could feel safe and supported. Each day began with SEL-focused check-ins 
which fostered emotional and social awareness, self-management, relationship building, 
and allowed activities to be tailored to participant needs. By emphasizing SEL skills and 
providing leadership opportunities, youth developed valuable strategies for emotional 
regulation and positive decision-making that could be applied beyond the program.

Weekly Particpants by Site
430

total youth 
served

14
program 

providers

Site Leads and SEL



Supportive & Positive Environment
A) Environments and staff were nurturing and 

supportive of participants’ emotional and 
physical well-being.

B) Free lunches motivated attendance.
C) Program providers valued connections with 

talented, vibrant youth.

Youth Centered & Inclusive Approach
A) Activities were tailored to youth preferences, 

facilitating engagement.
B) Provider commitment to inclusivity ensured 

participant representation in broad 
opportunities, such as STEAM content.

Strong Relationships and Engagement
A) A welcoming environment and staff 

helped participants feel seen, valued, and 
comfortable.

B) Relationship building was prioritized to 
actively engage youth.

*age and gender demographics were collected only from youth who were preregistered for the program.

Program Highlights

“This program was great in making sure that the children in the community had 
a balanced meal and for some, it is the only meal they would receive. My children 
looked forward to projects, arts and crafts and other activities. This program gives 
children something constructive to do and gives them pride in their artwork and 

other projects they completed there.” – Caregiver of a child in the program



Opportunities for Improvement

Youth Engagement & Behavior
A)Minimizing disruptions from youth leaving and 

arriving during programming will help youth 
maintain engagement. Consider starting the 
program after lunch and including structured recreational activities.

B) Gathering youth for activities once all programs started could be more effective through 
adjustments in timing and strategies.

C) Providing additional training for site leads and providers will equip them to better manage 
conflict and maintain engagement.

Resources
A) Site leads stepped in to help solve supply and 

material issues in the moment and can do so more 
proactively next year.

Program Structure & Scheduling
A) Increased structure during meal times, separation 

by age group, and proactive identification of 
varied backup activities will help keep participants 
engaged.

B) More consistent provider scheduling and 
communication will increase organization.

Accountability
A) Clear community agreements with providers and participants will create shared 

accountability and empowerment.

Strengthening Communication and Coordination with Community Partners
A) Share program schedules, expectations, and registration details with partners earlier to 

improve planning and coordination. 
B) Door to door canvassing and streamlined registration could boost participation and help 

forecast resource allocation earlier.

“I would like to see this program grow. To see how my children responded 
to it made me feel like more kids needed to be there for that opportunity. My 
children spoke of how kind the staff was and they really enjoyed being there 
on Mondays. I would support an expansion of this program and help in any 
way I could. This is an asset to our community for our children during the 

summer months.” – Caregiver of a child in the program
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RESOLUTION 2025-09-24 (1) 
Date:  September 24, 2025 

To: THA Board of Commissioners 

From: April Black 
 Executive Director 

Re: Third Party Project-Based Voucher (PBV) Rent Limits 
 

This resolution would limit the amount of rent that third-party providers can charge for 
project-based vouchers. 

BACKGROUND 

Tacoma Housing Authority (THA) contracts with multiple third-party providers to provide 
affordable housing using the Project Based Voucher (PBV). PBVs are tied to the unit, and third 
parties typically accept referrals through Coordinated Entry, or they manage their own waitlist. 
THA houses approximately 619 households through our third-party PBV partners.  

It is customary for THA’s third-party partners to cap rents at the Housing Choice Voucher (HCV) 
payment standard level. This has been an ongoing practice and THA’s third-party partners have 
been agreeable to following these limits. However, THA has not formally adopted a rent cap to 
ensure that our partners maintain rents at the HCV payment standard level.  

24 CFR 983.301 outlines how rents are set on the PBV program: 

Amount of rent to owner. Except for certain tax credit units as provided in paragraph (c) 
of this section, the rent to owner must not exceed the lowest of:
 



 

 
Executive Director 
April Black 
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(1) An amount determined by the PHA in accordance with the Administrative Plan not to 
exceed 110 percent of the applicable fair market rent (or the amount of any applicable 
exception payment standard) for the unit bedroom size minus any utility allowance; 
(2) The reasonable rent; or 
(3) The rent requested by the owner. 
 

Federal regulations permit PBV rents to be set as high as 110% FMR. However, if THA’s third-
party partners were to set rents that high, THA would be unable to afford to maintain these 
partnerships and would serve far fewer households.   The purpose of this resolution is to codify 
what has become the status quo and establish a policy capping third party PBV rents at the 
payment standards set for the HCV program.  
 

RECOMMENDATION 

Approve Resolution 2025-09-24 (1) to amend the Administrative Plan and establish a rent cap 
for third-party PBV providers that aligns with THA’s housing choice voucher payment standards.   

Tacoma
Housing

Authority
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RESOLUTION 2025-09-24 (1) 
(Third Party Project-based voucher (PBV) Rent Limits) 

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

WHEREAS, the Administrative Plan relates to the administration of the Housing Choice Voucher 
Program and is required by HUD; and 

WHEREAS, the Administrative Plan establishes policies for carrying our programs in a manner 
consistent with HUD requirements and local goals and objectives contained in THA’s Moving to 
Work Plan; and 

WHEREAS, changes to the Administrative Plan must be approved by the THA Board of 
Commissioners; now, therefore, be it 

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

Staff are authorized to adopt the following update to the Administrative Plan to reflect the 
proposed policy changes.  

Policy Proposal Applicable THA Policy Requiring Revision 
The maximum gross rent (rent plus 
utilities) for third-party PBV units, 
shall be the lower of:  

• The current applicable 
payment standard applied to 
the same size units in the THA 
tenant-based Housing Choice 
Voucher Program 

• The Owner’s request  
• Rent Reasonable 

17-VIII.B. RENT LIMITS [24 CFR 983.301] 
Except for certain tax credit units (discussed below), 
the rent to owner must not exceed the lowest of the 
following amounts: 

• An amount determined by the PHA, not to 
exceed 110 percent of the applicable fair 
market rent (or any HUD-approved exception 
payment standard) for the unit bedroom size 
minus any utility allowance; 

• The reasonable rent; or 
• The rent requested by the owner. 

 

Approved:   September 24, 2025        

 ______________________  
  Stanley Rumbaugh, Chair 

Tacoma
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Authority
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RESOLUTION 2025-09-24 (2) 
Date:  September 24, 2025 

To: THA Board of Commissioners 

From: April Black 
 Executive Director 

Re: Authority to Amend THA’s Service Agreement with Pacific Northwest Interiors,  
LLC (dba: CS Floors) for THA Taxable Properties. 

 

This resolution would allow Tacoma Housing Authority’s (THA) Executive Director to 
execute a contract Amendment with CS Floors for THA Taxable Properties. 

BACKGROUND 

 
Currently THA share flooring repair and replacement for unit turns between two main vendors, 
Great Floors and CS Floors. THA released a Request for Proposal (RFP) for Flooring Services and 
awarded a contract to CS Floors for $100,000 (CO-2025-005637). Great Floors was not 
responsive to the RFP, and their contract is set to expire at the end of the year. THA is 
authorizing more work to go to CS Floors. To account for the increase in work, THA seeks to add 
an additional not to exceed $400,000 to CS Floors’ contract to ensure funding through the end 
of the current contract term, which is March 31, 2026. This Amendment is to seek Board 
Approval to amend the contract for an additional $300,000. 

RECOMMENDATION 

 
Approve THA to amend the current taxable contract with CS Floors (CO-2025-005637) by adding an 
additional $300,000 to bring the total contract value to $400,000.   
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RESOLUTION 2025-09-24 (2) 

(Authority to Amend THA’s Service Contract with CS Floors for Taxable Properties) 

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

WHEREAS, THA entered into a contract with CS Floors for Flooring repair and replacement for Taxable 
properties; and  

WHEREAS, THA seeks to add an additional $300,000 to the Taxable properties contract; and  

WHEREAS, THA’s Procurement Policy requires Board Approval for contracts greater than $150,000 when 
previously authorized by a Board approved budget; now, therefore, be it  

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

THA is approved to enter into an Amendment with CS Floors for flooring repair and 
replacement for THA’s taxable properties.  
 
Approved:   September 24, 2025         

 ______________________  
  Stanley Rumbaugh, Chair 
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RESOLUTION 2025-09-24 (3) 
Date:  September 24, 2025 

To: THA Board of Commissioners 

From: April Black 
 Executive Director 

Re: Authority to Execute Multiple Procurement Actions 
 

This resolution would allow Tacoma Housing Authority’s (THA) Executive Director to 
execute two contracts with J J Freeman for Taxable and Non-Taxable properties and to Amend 
the Paul Davis Restoration (dba JC Hardy) Contract. 

BACKGROUND 

 
THA released a Request for Proposal (RFP) for Painting in 2024 and awarded contracts to J J 
Freeman for Taxable properties (CO-2024-005553) and Non-Taxable properties (CO-2024-
005554).  THA wishes to Amend the contract to extend the services for another year and to add 
funds. Contract CO-2024-005553 will be increased by $210,000, which brings the total contract 
value to $350,000. Contract CO-2024-005554 will be increased by $75,000, which brings the 
total contract value to $175,000. 

THA entered into an agreement with Paul Davis Restoration (CO-2024-005501) for Mitigation 
and Remediation at THA Taxable Properties. THA will increase the contract by $120,000 which 
brings the total to $270,000. This will close out the 2024 contract. A new contract was issued to 
Paul Davis in 2025.   
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RECOMMENDATION 

 
Approve THA’s Executive Director to execute Amendments with J J Freeman for Taxable and 
Non-Taxable properties and to execute an Amendment with Paul Davis Restoration.   

 
 



 

 
Executive Director 
April Black 
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RESOLUTION 2025-09-24 (3) 
(Authority to Execute Multiple Procurement Actions) 

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

WHEREAS, THA entered into a contract with J J Freeman for painting services for Taxable and Non-
Taxable properties; and  

WHEREAS, THA seeks to add an additional $210,000 to the J J Freeman Taxable contract and an 
additional $75,000 to the Non-Taxable contract; and  

WHEREAS, THA entered into a contract with Paul Davis Restoration for Mitigation and Remediation; and 

WHEREAS, THA seeks to add an additional $120,000 to the Taxable contract; and  

WHEREAS, THA’s Procurement Policy requires Board Approval for contracts greater than $150,000 when 
previously authorized by a Board approved budget; now, therefore, be it  

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

THA is approved to enter into an Amendment with CS Floors for flooring repair and 
replacement for THA’s Taxable properties.  

Approved:   September 24, 2025         

 ______________________  
  Stanley Rumbaugh, Chair 
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RESOLUTION 2025-09-24 (4) 
Date:  September 24, 2025 

To: THA Board of Commissioners 

From: April Black 
 Executive Director 

Re: Approval of Accounts Receivable Write-Offs - Tenant 
 

This resolution would authorize Tacoma Housing Authority (THA) staff to “write off” bad 
debts related to tenant accounts in the amount of $15,576.00. 

BACKGROUND 

THA has established a process for writing off tenant accounts receivable as 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.  

Until we write off tenant accounts receivable balances as bad debt, these balances remain on 
the active tenant ledger in our accounting system and the General Ledger (GL). The receivable 
balance also stays part of our tenant receivables, which we report to HUD in our year-end 
financials. Once we write off the debt, we can remove it from THA’s receivable balance and 
transfer it to the collection agency for recovery. THA receives 50% of any proceeds the 
collection agency recovers. 

THA has notified each individual of their debt included in this write-off. THA mailed two notices 
to the individual's last known address. These notices give the individual the chance to pay the 
debt or set up a repayment plan with THA. Sending a tenant to collections is THA's last option 
for collecting tenant debt. 
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RECOMMENDATION 

Approve Resolution 2025-09-24 (4) authorizing THA to write off tenant accounts totaling $15,576.00.  



 

 
Executive Director 
April Black 
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RESOLUTION 2025-09-24 (4) 
(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 owed to 
THA; amd 

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; now, therefore, be it 

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

Authorizes THA staff to “write off” the following accounts and send these debts to an external 
collection agency to pursue collection action: 

 Account # Balance  
Salishan Seven t0026715 $6,703.00  

 t0026716 $5,701.00  
 t0021180 $145.00  

Tacoma Housing Authority t0026807 $1,960.00  
 t0026820 $768.00  
 t0011333 $299.00  
 Total Write-off $15,576.00  
    

 Write-off only* $0.00  
 Total to Collections $15,576.00  

 

Approved:   September 24, 2025         

 ______________________  
  Stanley Rumbaugh, Chair 

Tacoma
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RESOLUTION 2025-09-24 (5) 
Date:  September 24, 2025 

To: THA Board of Commissioners 

From: April Black 
 Executive Director 

Re: Approval of Accounts Receivable Write-Offs - Landlords 
 

This resolution would authorize Tacoma Housing Authority (THA) staff to “write off” 
$20,192.00 in bad debts associated with landlord accounts. 

BACKGROUND 

THA has implemented a process for writing off owner-receivable bad debt. THA incurs this bad 
debt when a program participant leaves the Housing Choice Voucher program without 
providing timely notification to THA, resulting in overpayments owed to THA.    

Until we write off owner accounts receivable balances as bad debt, these amounts remain on 
the Housing Assistance Payment (HAP) ledger in our accounting system. The receivable also 
stays part of our owner receivables reported to HUD in our year-end financials. Once the debt is 
written off, we can remove it from THA’s receivable balance and transfer it to the collection 
agency for collection. THA receives 50% of any proceeds the collection agency recovers. 

THA has notified each owner of the debt included in this write-off. THA mailed two notices to 
the owner's last known address. These notices give the owner the chance to pay the debt or set 
up a repayment plan with THA. Sending these debts to collections is considered a last resort. 

Any accounts not sent to collections because the balances are past the statute of limitations or 
are immaterial (under $50) are listed below with an asterisk (*). 



 

THA BOC Resolution 2025-09-24 (5)  Page 2 

RECOMMENDATION 

Approve Resolution 2025-09-24 (5) authorizing THA to write off tenant accounts totaling $20,192.00. 

  



 

 
Executive Director 
April Black 
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RESOLUTION 2025-09-24 (5) 
(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 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; and  

WHEREAS, each individual included in this property owner's write-off has been notified of their 
debt and given the opportunity to pay prior to this resolution; now, therefore, be it 

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

Authorizes THA staff to “write off” the following accounts and send these debts to an external collection 
agency to pursue collection action: 

Account # Balance 
v0000070  $1,223.00  
v0001181 $4,660.00 
v0001308 $3710.00 
v0001717 $594.00 
v0002187 $127.00 
v0002228 $847.00 
v0004003 $1,850.00 
v0004135 $2,024.00 
v0004224 $704.00 
v0005932 $594.00 
v0007907 $975.00 
v0004235 $1,012.00 
v0000168 $1,872.00* 

Total Write-off $20,192.00 
Write-off only* $1,872.00 

Total to Collections $18,320.00 
 
Approved:   September 24, 2025         

 ______________________  
  Stanley Rumbaugh, Chair 

Tacoma
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RESOLUTION 2025-09-24 (6) 
Date:  September 24, 2025 

To: THA Board of Commissioners 

From: April Black 
 Executive Director 

Re: Unique Payment Standards for THA’s Portfolio 
 

This resolution would set a unique payment standard schedule for Tacoma Housing 
Authority’s (THA) properties.  

BACKGROUND 

In 2011, THA proposed a Moving to Work (MTW) activity titled “Activity 3: Local Project-based 
Voucher Program.” This activity authorizes THA to develop and implement policies and 
procedures for project-basing MTW block grant funds in a manner that is similar to, but may 
differ from, the 1937 Act statute and requirements regarding the project-basing of Housing 
Choice Vouchers. 

One of the Housing and Urban Development (HUD)-approved authorizations permits THA to 
establish unique payment standards for project-based programs and allows project-based rents 
to exceed tax credit rents. This resolution would establish unique payment standards for THA’s 
portfolio, allowing THA to set rents up to 120% of the Fair Market Rents. This flexibility would 
help maintain the financial sustainability of THA’s properties.  

RECOMMENDATION 

Approve Resolution 2025-09-24 (6) to set unique payment standards for THA’s portfolio up to 
120% of Fair Market Rents 



 

 
Executive Director 
April Black 
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RESOLUTION 2025-09-24 (6) 
(Unique Payment Standards for THA’s Portfolio) 

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

WHEREAS, THA has MTW authority to set unique payment standard schedules for its project 
based programs; and 

WHEREAS, Setting unique payment standards permits THA to increase cashflow to improve the 
financial sustainability of its properties; and 

WHEREAS, changes to the Payment Standards must be approved by the THA Board of 
Commissioners; now, therefore, be it 

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

Staff are authorized to adopt unique payment standards for THA’s portfolio up to 120% of the 
Fair Market Rents.   

Approved:   September 24, 2025         

 ______________________  
  Stanley Rumbaugh, Chair 
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THA BOC Resolution 2025-09-24 (7)  Page 1 

RESOLUTION 2025-09-24 (7) 
Date:  September 24, 2025 

To: THA Board of Commissioners 

From: April Black 
 Executive Director 

Re: One City Initiative – Establishing Fridays as “Tacoma – One City Day” 
 

This resolution would formalize Tacoma Housing Authority’s participation in the City of 
Tacoma’s “One City” campaign.  

BACKGROUND 

The City of Tacoma is launching a positive  innovative initiative called “One City”. This 
initiative’s vision is to unify all Tacoma neighborhoods and communities around a shared 
identity of pride, connection, and purpose. It is important that cities have a common positive 
spirit to build unity, resilience, and a shared sense of purpose among its community members. 
When people feel connected through a hopeful and collaborative mindset, they are more likely 
to support one another and come together to solve problems. A common positive spirit fosters 
trust, reduces division, and encourages innovation and pride in the community.  

Tacoma Housing Authority would like to participate in this campaign. Participation aligns with 
our strategic priority to serve as a good community partner. Participation includes weekly spirit 
display, a One City flag initiative, and social media promotion. 

RECOMMENDATION 

We recommend the Board of Commissioners approve Resolution 2025-09-24 (7), One City Initiative – 
Establishing Fridays as “Tacoma – One City Day”. 



 

 
Executive Director 
April Black 
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RESOLUTION 2025-09-24 (7) 
(One City Initiative – Establishing Fridays as “Tacoma – One City Day”) 

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

WHEREAS, the Tacoma Housing Authority is part of the City of Tacoma and is committed to 
building a sense of pride, connection, and community among staff, families, and residents 
across all neighborhoods; and 

WHEREAS, we believe that fostering a culture of trust and connection requires time, intention, 
and consistent efforts, and we therefor commit to a ten-year journey of cultivating a shared 
identity through “Tacoma – One City Day”; and 

WHEREAS, celebrating our differences while honoring the values and aspiration that unite us 
strengthens the social fabric of our city and promotes emotional well-being in our 
neighborhoods, schools, businesses, and broader community; and 

WHEREAS, Tacoma thrives when its people are connected through shared symbols, civic pride, 
and opportunities to support one another across boundaries of school, neighborhood, and 
background; and  

WHEREAS, the “One City” approach affirms our belief that together, we can grow, learn, and 
prosper in a safe and healthy Tacoma—one where every person has value, every voice matters, 
and every community is uplifted; now, therefore, be it 

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

Designates every Friday as “Tacoma – One City Day”, a weekly celebration of unity, pride, and 
shared purpose;  

Be it further resolved, that the Tacoma Housing Authority encourages all students, staff, 
families, and community members to wear positive Tacoma spirit clothing each Friday to 
demonstrate their commitment to a united and thriving “One City”; 

Be it further resolved, that the Tacoma Housing Authority will hang One City flags at 
headquarters (“902”), promote “Tacoma – One City” regularly through social media, and 
champion positive stories, images, and community achievements that reflect the strength and 
spirit of Tacoma;

Tacoma
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Be it finally resolved, that the Tacoma Housing Authority affirms this initiative as a ten-year 
cultural commitment, recognizing that true community transformation takes time, and that our 
collective pride and unity are essential to ensuring every Tacoman in every neighborhood can 
succeed. 

Approved:   September 24, 2025        

 ______________________  
  Stanley Rumbaugh, Chair 
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RESOLUTION 2025-09-24 (8) 
Date: September 24, 2025 

To: THA Board of Commissioners 

From: April Black 
 Executive Director 

Re: Approval of THA’s FY 2026 MTW Plan 
 

This resolution would authorize Tacoma Housing Authority’s (THA) Executive Director to 
submit THA’s 2026 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. 
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2026 MTW PLAN 

In the FY 2026 MTW Plan, THA is re-proposing Activity #3) Local Project-Based Voucher Program. THA seeks 
to amend this activity to waive the 24 CFR 983.205(b)(2) requirement that limits a cumulative PBV contract 
extension term to 40 years. Instead, THA would like to continue extending a PBV contract term without any 
time limitations, so long as the recipient remains in good standing per the contract terms, and THA 
determines there is adequate funding and still a need for the PBVs at that location. Waiving the cumulative 
40-year limit would help THA increase the amount of affordable housing in Tacoma since THA could 
maintain its existing partnerships that provide high-quality, affordable housing across Tacoma. 

Additionally, 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 inspections policy), provide financial coaching and navigation support to 
households (e.g., local Financial Self-Sufficiency program, and Rental Success Initiative), and maximize 
our funding for creating and preserving affordable housing in Tacoma (e.g., Property-Based Subsidies).  

THA’s MTW single fund flexibility continues to play an invaluable role. In 2026, THA will continue using 
our single fund flexibility to 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 FY 2026 MTW Plan.   

RECOMMENDATION 

Approve Resolution 2025-09-24 (8) 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 2025-09-24 (8) 
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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OMB Approval No. 2577-0216 (exp. 08/31/2027) 

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 (01/01/2026), 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. 
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(12) The MTW PHA will comply with requirements with regard to a drug free workplace required by 24 CFR Part 24, Subpart F. 
 

 

(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.   

 
Housing Authority of the City of Tacoma                                  WA005 
_________________________________________ _________________________________________ 
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. 
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About Moving to Work (MTW)  
Moving to Work (MTW) is a federal program that Congress authorized in 1996. It gives public housing authorities regulatory and funding 
flexibility so they can respond to local needs and opportunities by connecting people with low incomes to vital housing and services. Tacoma 
Housing Authority (THA) has participated in the Moving to Work program since 2010.  
 
Among the advantages of MTW are that it: 

• Allows more flexibility in how THA spends federal funds; 

• Provides opportunities for THA to expand housing choices for low-income families; and 

• Supports cost reductions and improved cost-effectiveness in the use of federal resources. 

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 in 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 Tacoma Housing Authority is working to meet the growing demand for affordable housing in a challenging environment marked by a 
tightening rental market, increased scrutiny and oversight, and limited resources. In 2026, the agency will continue to use its goals and values to 
guide decision-making in ways that align the agency’s day-to-day activities and policy decisions with HUD’s Moving to Work Statutory objectives. 
By doing so, Tacoma Housing Authority can continue to deepen its commitments to improving financial resilience, practicing innovation, 
increasing housing choice, promoting self-sufficiency, and reducing costs while increasing efficiency.  
 

Some enduring examples of our work include:  
 

• Increasing Housing Choice: THA will kick off 2026 with the construction of Aviva Crossing’s first housing units.  Aviva Crossing began as a 
seven-acre strip mall near Tacoma Community College and Tacoma’s most popular public transit center. THA leveraged partnerships with 
three separate development partners to bring several hundred new units of housing at different levels of affordability. These partners will 
bring attractive mixed-use and mixed-income housing to an amenities-rich part of Tacoma, which will offer residents easy access to services, 
schools, employment, and rapid transit connections. The first 129 units will come online in Spring 2026 and, through the use of THA’s project-
based vouchers, these units will be deeply affordable to extremely low-income households.  
 

• Promoting Self-Sufficiency: THA will continue to offer its Family Self Sufficiency (FSS) and 2Gen programs in 2026. These critical programs 
help families set and meet goals to increase income, improve credit scores, and reduce debt. Participants also set goals focused on 
education, career growth, basic needs, child wellbeing and parenting. 
 

• Reducing Costs and Increasing Efficiency: THA completed its data system conversion in 2024, significantly improving the agency’s ability to 
enter, pull, and evaluate data in real time. Throughout 2026, THA will refine metrics and key performance indicators that track the agency’s 
progress and continue to build its reporting and dashboard capabilities. This will help THA leadership and staff track programmatic outcomes 
and ensure we are on track with meeting our goals.  

Ultimately, it is THA’s MTW authority and single fund flexibility that enables the agency to fund and implement localized and effective strategies 
and programming. Because of THA’s funding flexibility and MTW activities, the agency has increased capacity to add more affordable housing in 
the region, help households maintain their housing, enhance THA’s financial stewardship, and maintain positive relations across Tacoma to serve 
as a trustworthy employer, contractor, and community partner.  
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2026 SHORT- AND LONG-TERM GOALS & OBJECTIVES 
The strategic priorities identified below advance THA’s mission to provide high-quality, stable, and sustainable housing as well as supportive 
services to people in need. The priorities, objectives, and goals will guide the agency’s day-to-day activities and policy changes. 

Enhance our Financial Resilience and Sustainability 
Related MTW Statutory Objective: Reduce Costs and Increase Efficiency 

• Ensure THA's financial health by increasing property income, reducing operational expenses, and closely monitoring both property-level 
and organizational financial metrics to maintain and enhance unrestricted cash flow.  

o THA’s recurring income will exceed recurring expenses.  
o Unrestricted cash flow from the THA-owned and managed properties will remain stable or increase year-over-year. 

• Build staff capacity and improve internal collaboration to work more efficiently and to reduce reliance on third party contractors, when 
cost effective. 

o Decrease communications contractor spending by 15% while increasing the number of projects by the same amount. 
o Reduce external legal costs through hiring and training a Senior General Counsel 

Add More Affordable Housing Throughout Tacoma and Pierce County 
Related MTW Statutory Objective: Increase Housing Choice 

• Add more affordable housing through THA-led efforts and partnerships.  
o By 2028, THA will add 500 new units of housing through development or partnership. 

• Optimize THA voucher utilization and unit occupancy to promote property financial health and housing stability. 
o Through 2028, maintain a 96% occupancy rate throughout the resyndication of Salishan 1-3 and Hillside 2300.  

Invest in Housing Stability and Community Vitality  
Related MTW Statutory Objective: Increase Self-Sufficiency 

• Refine, maintain, and implement effective housing program management practices. 
o Increase internal audits to ensure 90% accuracy for all actions 
o 70% of THA’s customers will be registered in Yardi, our customer relations management system.  
o 98% of annual recertifications will be processed at least 30 days prior to the effective date. 
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o THA’s IT department will collaborate to develop uniform reporting processes for short and long-term data driven decision-
making and analysis 

• Offer services and agreements that keep people stably housed.  
o In THA’s portfolio, aim to cure lease violations and prevent at least 65% of evictions that could have resulted from not curing the 

violation. 
o Collaborate with community partners to provide referrals for voucher holders who are in lease violations. 
o Educate community partners and landlords about changing housing regulations and local laws 

• Offer programs or services to improve economic mobility 
o Increase positive outcomes of FSS graduates such that:  

§ 80% of CoPs expected to expire in a year are due to successful contract completion (or voluntary withdrawal) 
§ 80% of FSS graduates with an Increase Income Goal will increase income by 10%  
§ 80% of FSS graduates with a Minimum of $2000 savings account goal will have successfully met that goal  

o Increase the number of FSS Participants receiving financial coaching, such as increasing income, net worth, and credit score.   
• Distribute rental assistance and other supports to increase the percent of households able to secure affordable housing.  

o THA will serve at least 98% of the same number of households served in 2010.  
o In 2025, house at least 5 high barrier voucher households per month. 

• Invest in keeping our housing at a standard of high quality.  
o Rehabilitate and/or refinance at least 100 units of existing housing to improve quality of life for tenants & long-term viability of 

the property. 
• Foster vibrant and connected communities. 

o Increase the formalized partnerships with health and well-being focused community-based organizations  
o Implement a system for soliciting customer feedback about community needs by the end of 2026. 

Serve as a great employer, contractor and community partner  
• Foster a culture of connection and improve employee retention and satisfaction.  

o Maintain retention rate of 85% or higher. 
o By the end of 2026, fully develop and implement Essential Conversations, a more efficient and relevant performance 

management tool. 
o By the end of 2026, develop and implement written training plans for each position in the agency. 

• Increase accessibility to make it easier for contractors to do business with us.  



 

5 TACOMA HOUSING AUTHORITY                                                                                
2026 MOVING TO WORK PLAN 

 

o Hire at least five businesses or organizations that are minority or women-owned business (MWBE) and/or meet HUD’s Section 3 
requirements  

o Process vendor and partner payments on time and implement systems that support those efforts (maintain a 90% on-time 
payment rate). 

• Maintain consistent and mutually beneficial relationships with community partners across all sectors so we contribute to making 
Tacoma an even more desirable place to live, work, and recreate. 
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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 

LIHI Lincoln Family 
Housing 

5 No PBV VASH 

 5 P lanned Total  Vouchers  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 

Aviva Crossing 129 Leased/Issued No Mercy Housing Family 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 

Exley Apartments 12 Leased/Issued No 
PHS affordable housing units at 
50% AMI or below 

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 
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PROPERTY NAME # of PBV PLANNED STATUS AT END OF PLAN YEAR* RAD? DESCRIPTION OF PROJECT 

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 

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 

Patsy Surh Place 20 Leased/Issued No PBV VASH 

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  

 
 
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 

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 Apartments 14 Leased/Issued No 
PHS affordable housing units at 
50% AMI or below 

The Rise at 19th 64 Leased/Issued No THA Family housing  

Tyler Square 15 Leased/Issued No TRM Family Housing 

Renew Tacoma Housing 456 Leased/Issued Yes THA Senior/Disabled Housing 

PBV VASH 27 Leased/Issued No Other 3rd party PBV VASH 

 2,093 Planned Total Existing Project-Based Vouchers   

 
  

 



 

11 TACOMA HOUSING AUTHORITY                                                                                
2026 MOVING TO WORK PLAN 

 

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 to preserve affordable housing for households earning up to 80% of the area median income (AMI). 
 
Salishan phases 1, 2, 3, and Hillside 2300 are undergoing resyndication. The cash infusion will allow THA to complete substantial renovations to 
316 homes. The scope of work will include new kitchen cabinets, flooring, appliances, roofs, windows, siding, etc. Due to the size and scope of the 
project, the renovations will take approximately two years to complete.  
 
Predevelopment is currently underway for Hillside 1500. This project will increase the number of affordable housing units at the site from sixteen 
to approximately eighty. The construction phase of this project is anticipated to start in three years.  
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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 2026, yet has funds carried over from prior years 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 

Housing Choice Vouchers (HCV) Utilized*** 48,880 4,073 

Local, Non-Traditional: Tenant-Based^ 0 0 

Local, Non-Traditional: Property-Based^ 4,872 406 

Local, Non-Traditional: Homeownership^ 0 0 

 
  

              Planned Total Households Served 53,812 4,484 
   

* “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. 
*** “Housing Choice Vouchers (HCV) Utilized” includes all SPVs within the MTW PHA’s portfolio 

^ 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 
0 0 

Property-Based 
Creation & Preservation of Affordable 

Housing/16 
4,872 406 

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 

  

In early 2025, THA learned that the Emergency Housing Voucher (EHV) program would be ending earlier than 
anticipated and planned for. One of the agency’s main priorities is to ensure that no client loses their housing 
subsidy. As such, THA has determined it would seek to absorb EHV households into its programs. A cross-
functional team is working creatively and diligently to assess how to do this. Options include creating a 
preference for EHV recipients to lease THA-owned units, transitioning EHV recipients to the Housing Choice 
Voucher or mainstream voucher program, or making referrals to project-based units operated by our non-
profit partners. Because of this, THA will not be able to issue vouchers in 2026 and potentially in later years. 
Ultimately these circumstances will result in THA serving fewer families. 
 
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. As of July 2025, unit turn times have 
decreased and the occupancy rate has been steadily increasing. Beginning in 2026 and at least through 2028, 
THA’s occupancy goal within its portfolio will be 96% to account for units we need to hold to relocate families 
impacted by the resyndication of several properties.  

Local, Non-Traditional 

THA has made the difficult decision to redirect funding for its Local, Non-Traditional Tenant-Based Rapid 
Rehousing (RRH) program. THA is left with a critical funding gap because funding for the Emergency Housing 
Voucher (EHV) Program is ending earlier than anticipated. This funding change results in a potential risk for 
EHV households to lose their housing. THA has been working diligently to find solutions for these households. 
The agency will instead use the funds to help absorb EHV households into the HCV Program. Because THA will 
be serving fewer households without the LNT RRH program funds, THA anticipates not meeting its 
Substantially the Same (StS) obligations in 2026. It should be noted that in 2018, THA’s Board of 
Commissioners adopted a utilization target of 95% to account for THA’s funding and market challenges, of 

Discussion of Any Anticipated Issues/Possible Solutions Related to Leasing 
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which a 95% Substantially the Same baseline is considered substantially compliant by HUD (HUD Notice PIH 
2013-02).2  

 
Unique Households Served 
Number of unique households served annually through local, non-traditional rental services program such as short-term rental assistance, rapid 
rehousing, emergency housing, etc. 

Unique Households Served 

N/A 

 

 
 
2 For more details, please reference THA’s 2018 MTW Plan and BOC Resolution 2018-02-28. 
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C. WAITING LIST INFORMATION 
Waiting List Information Anticipated 
 

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 

Housing Choice 
Voucher (HCV) Waitlist 

Waitlist for a voucher to find 
housing on the private rental market 

6,691 Open Yes 

THA Family Property 
Waitlist 

Waitlist for subsidized units at THA 
owned properties throughout 

Tacoma 
5,842 Open Yes 

THA Senior/Disabled 
Property Waitlist 

Waitlist for subsidized 1- bedroom 
units at THA owned properties for 

households that are 62 years or 
older and/or have a disability 

1,805 Open Yes 

 
Please describe any duplication of applicants across waiting lists: 

 
  
 
 
 

Households are allowed to apply for any waitlist in which they are interested, so the same household could appear across 
multiple waitlists if they signed up. THA recently switched to a new data system and will have access to more data in the future 
regarding trends and the frequency at which households sign up for multiple waitlists. 
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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 LIST3 

Housing Choice 
Voucher (HCV) 

Waitlist 
No changes planned. 

THA Family 
Property Waitlist 

In 2026, THA will explore the feasibility of implementing site-based waitlists, which could potentially provide more housing 
choice to applicants at the front-end when deciding for which waitlists to sign up based on their preferences and the types of 
units available at the property. 

THA 
Senior/Disabled 
Property Waitlist 

As stated above, THA is exploring the feasibility of implementing site-based waitlists, which would impact the THA Family 
Property Waitlist, as well as the THA Senior/Disabled Waitlist.  

 
  

 
 
3 Starting in 2024, THA began expanding 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. 
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Section III. Proposed MTW Activities 
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3. Local Project-Based Voucher Program 
THA is re-proposing Activity 3: Local Project-Based Voucher Program. 

Activity Description: Through re-proposing Activity #3: Local Project-Based Voucher Program, THA seeks to amend this activity to waive the 24 
CFR 983.205(b)(2) requirement that limits cumulative PBV contract extension terms to 40 years. Instead, THA would like to continue extending 
PBV contract terms for a project without any time limitations, so long as the recipient remains in good standing per the contract terms, and THA 
determines there is adequate funding and still a need for the PBVs at that location.  THA would execute each extension for a term that does not 
exceed 20 years, per 24 CFR 983.205(b)(1).  
 
When determining whether or not to extend an expiring PBV contract, the PHA will consider several factors including, but not limited to: 

• The cost of extending the contract and the amount of available budget authority; 
• The condition of the contract units; 
• The owner’s record of compliance with obligations under the HAP contract and leases; 
• Whether the location of the units continues to support the goals of deconcentrating poverty and expanding housing opportunities; and 
• Whether the funding could be used more appropriately for tenant-based assistance. 

Related MTW Statutory Objective: This flexibility is related to the MTW statutory objective for cost-effectiveness. Administering PBVs is cost-
effective for THA because it reduces the administrative burden of needing to cease partnerships with current PBV partners due to a regulatory 
time limit. It also helps us increase the amount of affordable housing in Tacoma since THA could maintain its partnerships that provide high-
quality, affordable housing across Tacoma. These partnerships are difficult to come by due to capacity limitations in housing providers.  

Anticipated Implementation Timeline: THA would like to implement this activity January 2026, or once the FY2026 MTW Plan is approved by 
HUD. THA would like to utilize this activity for planning purposes, especially as we have four 3rd party PBV contracts whose initial contract term of 
at least 20 years is set to expire by 2030 and negotiations for contract extensions beyond the initial contract terms are soon approaching.  
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Cost Implications: There are cost savings for THA by removing this 40-year limit. Using a hypothetical scenario for a contract about to reach its 40-
year limit and that has 30 PBV units in the contract, the following could occur:4  

• If THA were to let the contract of 30 units expire once it reaches the 40-year limit and the funds were instead redirected towards housing 
families with HCV, there would be a cost increase of $3,353 monthly for the contract of 30 PBV units. This is because, on average, the 
Housing Assistance Payment (HAP) per unit cost for HCVs is 10.6% higher than the HAP per unit cost for PBVs— $1,110 per unit for HCV 
and $998 for PBV.5  
 

• If THA were to let the contract of 30 units expire once it reaches the 40-year limit and instead redirect the funding towards issuing a new 
Request for Proposal (RFP) for a different PBV project, there would be an approximate cost increase of $2,010 per RFP.  

THA would use the surplus from these cost savings to house more families and improve THA’s housing and services.  

Need/Justification for MTW Flexibility:   

Authorization: MTW Agreement, Attachment C, Section (D)(7)(b) – Allows THA to establish a reasonable competitive process or utilize an existing 
local competitive process for project-basing units.  

Authorization is needed because engaging in an activity that waives the 40-year cumulative time limit per 24 CFR 983.205(b)(2) would alter how 
PBV contracts are awarded. Rather than using THA’s previous PBV selection criteria which used a reasonable competitive process, the agency is 
requesting to issue extensions if the following criteria are met: the recipient remains in good standing, per the contract terms, and THA 
determines there is adequate funding and still a need for the PBVs at that location.   

  

 
 
4 To demonstrate the cost implications for this analysis, THA uses data from nine PBV contracts that are set to expire by year-end 2030. These contracts were signed with 
contract periods of at least 20 years, and by 2030, would be up for a contract extension for the first time. There were 30 PBV units on average in each contract. 

5 The HAP costs per HCV or PBV are based on Voucher Management System (VMS) reports submitted to HUD’s Real Estate Assessment Center (REAC) Office from January – June 
2025.  
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THA’s Continuation of Flexibilities under Activity 3:  
 
Please note the following elements of THA’s local project-based voucher program were approved under this activity in 2011 and were 
implemented prior to this activity’s re-proposal. THA intends to continue implementing these flexibilities:  

• Removing 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 and provide more deeply affordable units to low-income households. 
 

• Establishing 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). 
 

• Conducting In-house inspections: THA conducts Housing Quality Standards inspections (including 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. 
 

• Implementing 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 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 
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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. 

• Streamlining the 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. 
 

• Expanding 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. 

• Unique Payment Standards: For THA-managed PBVs, THA allows for the establishment of unique payment standards which may 
exceed tax-credit rents. Since 2011, THA has been authorized to establish unique payment standards for project-based programs, 
which may allow project-based rents to exceed tax credit rents.  

• Adjusting operations and policies, as needed, during times of declared emergencies: 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.  (See Appendix C: 
THA’s Emergency Operations).   

Additionally, based on HUD’s approval in THA’s 2011 MTW Plan, program policies may include the following authorizations:  

• THA may award project-based assistance to agencies and have them, in turn, identify an owner with whom THA will contract.  

• THA may revise the manner in which advertising and solicitation is performed and how awards are publicized.  

• THA may allow for project-specific wait lists and/or take agency referrals rather than establishing wait lists for special needs and homeless 
housing.  

• THA is not required to take applicants directly off the HCV waitlist or advertise the availability of project-based waitlists on the HCV waitlist.  
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• THA may allow for unique preference and occupancy standards to be established for each of its project-based programs.  

• THA is not required to offer continuing subsidy to participants leaving project-based units.  

• THA may provide project-based assistance in another jurisdiction under an agreement with another agency.  

• THA may allow project-based rules to mimic those of other government operating/rental subsidy sources in the case of development with 
mixed financing and when project-based subsidy is assigned to a former public housing development. 

Application to Special Purpose Vouchers: THA is seeking approval to apply this activity to VASH PBV. 
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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.  

Application to Special Purpose Vouchers: THA does not apply the flexibilities in this MTW activity to any of its Special Purpose Voucher (SPV) 
Programs.6 

Planned Non-Significant Changes: THA does not anticipate any changes to this activity during the Plan year.  

Planned Significant Changes: THA does not anticipate any significant changes to this activity during the Plan year.  

 
 
6 THA’s Special Purpose Vouchers include vouchers from the following: Veterans Affairs Supportive Housing (VASH), VASH PBV, Family Unification Program (FUP), 
Foster Youth to Independence (FYI), Emergency Housing Vouchers (EHV), Non-Elderly Disabled (NED), Mainstream Vouchers (MSV), Tenant Protection Vouchers 
(TPV) 
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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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Even after HUD’s implementation deadline for the HOTMA (Section 102) Final Rule, THA will continue to eliminate the elderly/disabled deduction, 
dependent deduction, and any medical deductions below $2500. Additionally, THA will continue to implement 28.5% TTP. 

Application to Special Purpose Vouchers: THA is applying this activity to the following SPV types: VASH PBV, FUP, FYI, EHV, NED, and MSV. 

Planned Non-Significant Changes: THA does not anticipate any non-significant changes to this activity in the Plan year. 

Planned Significant Changes: THA does not anticipate any non-significant changes to this activity in the Plan year.  
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6. Local Policies for Non-Fixed-Income Households7  
 
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 6] 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;8 

• 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.  

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) 

 
 
7 In the FY2025 Plan, THA changed the Activity title from “Local Policies for Work-Able Households” to “Local Policies for Non-Fixed Income Households” to increase consistency 
among program terms for minimum rent determinations and determining recertification schedules. In THA’s programs, fixed-income is 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. Households that do 
not meet this definition are considered non-fixed income households.  

8 THA may institute policies that could require recertifications on an annual schedule for households with less than $5,000 in income. 
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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.   

Even after HUD’s implementation deadline for the HOTMA (Section 102) Final Rule, THA will continue to eliminate the dependent deduction and 
any medical deductions below $2500. Additionally, THA will continue to implement 28.5% TTP. 

Application to Special Purpose Vouchers: THA is applying this activity to the following SPV types: VASH PBV, FUP, FYI, EHV, NED, and MSV; For 
VASH, a $25 minimum rent applies to all non-fixed income (work-able) households. 

Planned Non-Significant Changes: THA does not anticipate any non-significant changes to this activity in the Plan year. 

Planned Significant Changes: THA does not anticipate any significant changes to this activity in the Plan year. 
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7. Local Income and Asset Verification Policy 
 
Plan Year Approved, Implemented, Amended: THA proposed and implemented this activity in 2011. 

Description: THA has implemented the following policies to streamline local income and asset verification processes:  

• Allow tenants to self-certify assets valued at less than $50,000.9  
• 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.   

 
 
9 THA increased the self-certification of assets from $25,000 to $50,000 in 2025 after receiving approval from HUD in the FY2025 MTW Plan. THA also clarified in the 2025 MTW 
Plan that after this initial self-certification of assets, no further verification of assets would be necessary. Beginning in 2026, this figure will be adjusted for inflation. 
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Even after HUD’s implementation deadline for the HOTMA (Section 102) Final Rule, THA will continue to disregard income from assets valued at 
less than $25,000.10  
 
Application to Special Purpose Vouchers: THA is applying this activity to the following SPV types: VASH, VASH PBV, FUP, FYI, EHV, NED, and MSV. 
 
Planned Non-Significant Changes: THA does not anticipate any non-significant changes to this activity in the Plan year. 
 
Planned Significant Changes: THA does not anticipate any significant changes to this activity in the Plan year. 
 

 
 
10 Note that THA disregarding actual/imputed income from assets valued at less than $25,000 is applicable for the determination of rental assistance, not for eligibility 
determinations, as all PHAs must comply with 24 CFR 5.618 Restrictions on Assistance to Families Based on Assets (net assets and property ownership) for eligibility 
determinations. 
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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 of annual adjusted income. 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.   

Even after HUD’s implementation deadline for the HOTMA (Section 102) Final Rule, THA will continue to process interim decreases only when a 
household’s income loss is 20% or more of annual adjusted income. Additionally, THA will continue its practice of no longer requiring an interim 
increase for every income increase reported, regardless of whether the income increase is from earned or unearned income.11  

Application to Special Purpose Vouchers: THA is applying this activity to the following SPV types: FUP, FYI, EHV, NED, and MSV. THA is seeking 
approval to apply this activity to: VASH and VASH PBV.  

 
 
11 THA acknowledges that HOTMA Section 102 and PIH Notice 2023-27, Section I.2 distinguishes a difference when PHAs may process interims for increases in adjusted income 
for earned income vs. unearned income. THA also acknowledges that HOTMA Section 103 requirements will apply. When THA makes an initial determination that a Public Housing 
household is over-income during an interim reexamination, THA will conduct a second interim reexamination 12 months after the over-income determination, and then again 12 
months after the second over-income determination, unless the household’s income falls below the over-income limit during the 24-month period. 
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Planned Non-Significant Changes: THA does not anticipate any non-significant changes to this activity in 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.  

Application to Special Purpose Vouchers: THA is applying this activity to the following SPV types: VASH, VASH PBV, FUP, FYI, EHV, NED, and MSV. 

Planned Non-Significant Changes: THA does not anticipate any non-significant changes to this activity for the Plan year.  

Planned Significant Changes: THA does not anticipate any significant changes to this activity in the Plan year. 
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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.  

Application to Special Purpose Vouchers: THA is applying this activity to the following SPV types: FUP, FYI, NED, and MSV; for VASH PBV, THA 
utilizes this activity upon additional approval from the Department of Veterans Affairs. 

Planned Non-Significant Changes: 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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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.  

Application to Special Purpose Vouchers: THA does not apply the flexibilities in this MTW activity to any of its SPV Programs. 
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Planned Non-Significant Changes: For 2026, THA has made the difficult decision to stop funding its Local, Non-Traditional Tenant-Based Rapid 
Rehousing (RRH) program. In 2025, THA was left with a critical funding gap because HUD announced that funding for the Emergency Housing 
Voucher (EHV) Program was ending earlier than anticipated. This funding change resulted in a potential risk for EHV households to lose their 
housing. THA had been working diligently to find solutions for these households. The agency will instead use the funds typically allocated for this 
activity to help absorb EHV households into the HCV Program. THA would like to keep this activity open, should the funding landscape change in 
the future for EHV and other at-risk voucher programs, and THA is able to utilize this activity again. 

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 provides 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 are 1 and 2-bedrooms, although some larger-sized units are included for large 
families. The four buildings 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 has been 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 of 2022. Phase II was orientated toward low-income 
individuals and families in a mix of studio, 1-, 2- and 3-bedroom units. THA developed 231 affordable housing 
units with 13,000 square feet of commercial retail space. The North and South buildings were completed in 
2024.  

(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 has been working with local housing partners on the sale and 
development of affordable units in West Tacoma. The first 129 units will be coming online spring 2026. 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.    

(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 
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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.  

Application to Special Purpose Vouchers: THA does not apply the flexibilities in this MTW activity to any of its SPV Programs. 

Planned Non-Significant Changes: THA does not anticipate any changes to this activity 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. 

Application to Special Purpose Vouchers: THA is applying this activity to the following SPV types: FUP, FYI, EHV, NED, and MSV. THA is seeking 
approval to apply this activity to: VASH and VASH PBV.   

Planned Non-Significant Changes: THA does not anticipate any non-significant changes to this activity for the Plan year.  

Planned Significant Changes: THA does not anticipate any significant changes to this activity in the Plan year. 
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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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Application to Special Purpose Vouchers: THA does not apply the flexibilities in this MTW activity to any of its SPV Programs. 
 
Planned Non-Significant Changes: THA has been assessing its FSS program to better meet the needs of participants. In FY 2026, 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 Significant Changes: THA does not anticipate any significant changes 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 income eligibility into THA programs and for a household’s calculated income 
for re-certifications and interims. Additionally, this policy is applicable to all student members of the household, including the head, co-head, or 
other adult household member enrolled full or part-time. 
 
Even after HUD’s implementation deadline for the HOTMA (Section 102) Final Rule, THA will continue to exclude 100 percent of a student’s 
financial aid from the income calculation used to determine initial income eligibility into THA programs and for a household’s calculated income 
for re-certifications and interims. This includes all student financial aid for any student members of the household enrolled full or part-time, 
regardless of the source of the loan (on which the HOTMA final rule has put additional restrictions). 
 
Application to Special Purpose Vouchers: THA is applying this activity to the following SPV types: FUP, FYI, EHV, NED, and MSV. THA is seeking 
approval to apply this activity to: VASH and VASH PBV.   

Planned Non-Significant Changes: THA does not anticipate any non-significant changes in 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. 
THA had a 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 80% AMI.12  

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 
dedicated position to lead this work. In addition to cultivating stronger relationships with landlord partners for THA’s voucher program, this 
position facilitates the gathering of the Landlord Advisory Board, which helps advise on numerous policy changes and industry issues throughout 
the year. This position works with the City of Tacoma on the Landlord Education program, a joint initiative between the Tacomaprobono 
Community Lawyers Housing Justice Project, and a private landlord owned company Landlord Solutions. Additionally, this position helps lead the 
organization of the Annual Regional Landlord Symposium. 

 
 
12 While 80% AMI or below is the minimum requirement to be eligible for SDAP assistance, THA generally provides assistance for households at much lower levels of AMI. 
Approximately 80% of THA voucher holders are under 30% AMI. 
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Beginning in 2022, THA has made investments towards housing navigation assistance for THA voucher holders. THA hired dedicated housing 
navigators, which have been 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 
market. The housing navigators work with THA voucher holders one-on-one. They promote events occurring at apartment complexes hosted by 
landlord partners which are intended to reach THA voucher holders and clients looking for homes. 
 
Application to Special Purpose Vouchers: THA is seeking to apply this approved activity to the following SPV types: VASH, VASH PBV, FUP, FYI, 
EHV, NED, and MSV. 
 
Planned Non-Significant Changes: THA does not anticipate any non-significant changes in the Plan year.   

Planned Significant Changes: THA does not anticipate any significant changes in the Plan year.   
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25. Modify Local Inspections (HQS and NSPIRE) 
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 periodic 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. 

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.  
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6. THA received approval for a triennial inspection schedule for its housing portfolio (units owned and managed by THA) to streamline 
the inspection process and reduce disruption to residents’ lives. THA’s Portfolio includes units layered with PBV assistance and 
LIHTC which both require regular inspections.  

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. 

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.   

THA implemented NSPIRE inspection standards in October 2024. THA will continue to use the existing MTW flexibilities under this activity for 
conducting its NSPIRE inspections (formerly HQS).  
 
Application to Special Purpose Vouchers: THA is applying this activity to the following SPV types: FUP, FYI, EHV, NED, and MSV. THA is seeking 
approval to apply this activity to: VASH and VASH PBV.   
 
Planned Non-Significant Changes: THA does not anticipate any non-significant changes in the Plan year.   
 
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 implemented 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. Under this activity, households 
will be able to receive assistance for the term of the original mortgage, not to exceed 30 years. 

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.  
 
Application to Special Purpose Vouchers: THA does not seek to apply the flexibility in this MTW activity to any of its SPV Programs. 

Planned Non-Significant Changes: THA does not anticipate any non-significant changes in the Plan year.   
 
Planned Significant Changes: THA does not anticipate any significant changes to this activity in 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 implemented the shared housing payment standard and corresponding rent reasonableness determination 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:  

§ craigslist.org 
§ facebook.com 
§ Apartments.com 
§ forrent.com 
§ padmapper.com 
§ Zillow.com; or 
§ 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).  
 
THA’s Data Analyst regularly conducts a rigorous analysis to determine payment standards. The analysis and subsequent 
recommendations are based on three main indicators: 
 
1) Rent Burden: This indicator measures the percentage of households, for each unit size, that are paying more than 30% of their 

monthly adjusted income towards rent. When 40% or more of households are paying more than 30% of adjusted monthly income as 
the household share, THA will consider increasing the payment standard.  

2) Voucher Success:  This indicator compares voucher success rates for households issued vouchers in Q1 of the most recent year to 
last year’s overall success rate. It also looks at success at 210 days and 90 days of voucher issuance.  
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3) Comparison of Current Payment Standards, Fair Market Rents, THA Contract Rents, and Average Market Rents: This indicator 
compares FMRs, Payment Standards, CoStar Market Rent, THA Contract Rent, and New THA Contract Rent by Unit Size. There are 
several comparisons examined: a given year’s payment standard to the forthcoming FMR; new contract rents to current contract 
rents; and a year-over-year percentage change to the new THA contract rents compared to the FMR and CoStar market rent data to 
see relative changes as a gauge for prediction over time. 

Application to Special Purpose Vouchers: THA is applying all the elements of this approved activity to the following SPV types: FUP, FYI, NED, 
and MSV. For EHV and VASH, THA seeks to only apply flexibility for the amended calculation for the shared housing payment standard and rent 
reasonableness. 

Planned Non-Significant Changes: THA does not anticipate additional authorizations for this activity 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 
N/A  
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SECTION C. ACTIVITIES ON HOLD 
20. MTW Seed Grants: THA implemented this program in 2013 after receiving MTW approval. THA proposed this activity so, if needed, the 
agency could provide seed grants to service provider partners to increase their 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 recent years, THA kept this activity in the implemented section of the MTW Plan in case 
there were opportunities to use seed grants to support the agency’s goals of increasing the number of customers and low-income Tacoma 
residents hired by THA or its partners and expanding opportunities for training and certifications for residents.  In 2026, THA will place this 
activity on hold since there are no plans to provide seed grants. THA will close out the activity in the next Annual MTW Report if there have been 
no plans for reactivation by year-end.  
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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. THA closed this activity in 2022. 

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. 

10. Special Program Vouchers: THA proposed this activity in 2011 and has yet to implement it. 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, in which case service partners would be responsible for designing the program and THA would oversee the administration of these 
vouchers through an annual reporting and/or audit process. Because this activity was proposed before HUD issued guidance on local non-
traditional (LNT) programs and THA has since implemented LNT activities (Activities 15 and 16), THA closed this activity in the 2025 MTW Plan.  

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 
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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 
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 
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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. 
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: Planned Application 
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  

2026 budget. THA will provide  
the dollar amounts prior to  

THA’s submission of the 2026 
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 
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Planned Application 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  
2026 budget. THA will provide  

the dollar amounts prior to  
THA’s submission of the 2026 

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  

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 
2026 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 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.  

• 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 
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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 staff from THA’s Client, Support, and Empowerment Department and 
Property Management Department working together to engage with residents on late rent and 
entering into affordable repayment agreements, and connecting households with eviction 
prevention resources available in the County.  

• THA is reassessing its contracting procedures and investing in staff support to ensure the agency 
is in compliance with all procurement standards. THA seeks to increase contracts with businesses 
that align with HUD’s Section 3 efforts. This includes, but is not limited to, hiring businesses with 
a Federal MWBE designation and THA clients. 

• 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 
2026 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 
2026 MTW Plan. 
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B. DOCUMENTATION OF PUBLIC PROCESS 

MTW Plan Public Review Process - Summary: 
• Public Comment Dates: August 15, 2025 – September 14, 2025. 

o THA received two comments submitted by the same individual. Neither comment 
contained feedback on THA’s MTW Plan or process.  

• Posted on THA’s website and social media accounts.  

• An in-person public hearing was held on September 4, 2025 

o No attendees for the in-person public hearing.  

• A virtual public hearing was held on September 5, 2025. 

o Three attendees for the virtual public hearing. 

 

(Image on next page) Notice of Public Comment Period and Public Hearing. 
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PUBLIC COMMENT

2026 Moving to Work (MTW) Draft Plan
News / August 15, 2025

SHARE O IO

NOTICE OF PUBLIC COMMENT PERIOD & PUBLIC HEARING

Updated August 26, 2025: The date for our virtual public hearing has been changed. See the revised schedule
below.

The Tacoma Housing Authority (THA) invites residents, voucher holders, partners and community members to
comment on our 2026 Moving to Work (MTW) Draft Plan.

The 2026 MTW Draft Plan outlines the agency’s priorities and how we will use our MTW flexibility to serve our
participants, community and our partners in 2026.

We will receive comments regarding the 2026 MTW Draft Plan during a 30-day public comment period beginning
August 15, 2025 - September 14, 2025. All comments must be received by 5:00 p.m. on September 14, 2025.

^ ••• - + | < of 87 ••• Q. —

Download

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 flexibilities to respond to local needs and opportunities by connecting people with low
incomes to vital housing and services. Tacoma Housing Authority has been a participant in the Moving to Work
program since 2010.

Among the advantages of MTW are that it:

• Allows more flexibility in how we spend federal monies

• Allows THA to give incentives to families with children where the head of household is working, seeking work or
is preparing for work



 

68 TACOMA HOUSING AUTHORITY                                                                                
2026 MOVING TO WORK PLAN 

 

 

 

• Provides ways for THA to increase housing choices for low-income families

• Helps us to reduce costs and achieve greater cost effectiveness in federal expenditures

To view the different ways that MTW is used across the Puget Sound region, please see KCHA, SHA and THA's joint
Moving to Work brochure.

You can access all THA’s past MTW plans and reports on THA’s MTW webpage-

Leave a Comment on the MTW Plan

You may leave a comment by filling out ouronline form. You can also contact Christine Nguyen,Planning and
Policy Analyst, via the options below.

• Phone: 253-284-9487

• Email: cnguyen@tacomahousing.org

• Address: 902 S. L Street, Tacoma, WA 98405

Fill Out the MTW Plan Survey Online

Public Hearings
You can also attend a virtual or in-person public hearing to share your questions and comments:

In-person Public Hearing

• Topic: In-Person Public Hearing for THA’s 2026 MTW Plan

• Date/Time: Thursday, September 4, 2025, 12:00 PM - 01:00 PM Pacific Time (US and Canada)

• Location:
Tacoma Housing Authority Main Office
902 South L St.
Tacoma, WA 98405
(Tahoma Conference Room on 1st Floor. Please check in with front desk)

Virtual Public Hearing

• Topic: Virtual Public Hearing for THA's 2026 MTW Plan

• Date/Time: Friday, September 5, 2025, 12:00 PM - 1:00 PM Pacific Time (US and Canada)

• Location: Microsoft Teams

• Microsoft Teams Meeting Link
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 Meeting ID: 279 963 818 840 2
Passcode: CZ2sD3P3

• Dial in by phone
+1 253-527-1626. 827214681# United States, Tacoma
Find a local number
Phone conference ID: 827 214 681#

Meeting dates, locations, and times are subject to change. You may contact the THA office the week prior to the
scheduled meeting to confirm this information, and any updates will be noted in this posting.

The meeting sites are accessible to persons with disabilities. Persons requiring special accommodations should
contact Christine Nguyen at 253-284-9487 by 4 pm the day before the scheduled meeting.

Deadline for Comments
The Tacoma Housing Authority Board of Commissioners will vote on the adoption of this policy on Wednesday,
September 24, 2025.

MOVING TO WORK
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C. PLANNED AND ONGOING EVALUATIONS 

THA’s Department of Strategic Initiatives, IT Department, and operational departments work together to 
continually monitor the effectiveness of the agency’s housing and services programs. In 2026, staff will 
support the following work:  
 
Operational Improvements: THA will continue to monitor and adjust practices for its waitlist 
management and policies, implementation of the FSS Program, and recent MTW activities that were 
implemented, such as THA’s 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 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 2026 plan year.  
 
Total Tenant Payment (TTP) Analysis: THA is exploring methods to reduce its annual HAP expenditures. 
A variety of circumstances largely out of the agency’s control are creating an environment where 
maintaining the current TTP will, overtime, diminish its financial resilience and sustainability. Tacoma and 
the surrounding region are experiencing a tightening rental market, increased insurance and 
maintenance costs, and uncertain budget circumstances. Because of this, in 2026, THA plans to conduct 
a thorough analysis of how increasing TTP will impact clients as well as the agency’s budget and financial 
projections. 
 
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 52% of our MTW units ($655 
vs $1,272 for HAP) in 2025. 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 
2026 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 
2026 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. 
 
The LAMP remains largely unchanged for 2025. Updates were made to the rates in Table 2 to reflect 
increasing costs. The unit equivalencies in Table 3 were updated to reflect planned 2025 activity. 

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 2025 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.   
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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 Managers and five Maintenance Specialist-Leads 
with more technical abilities who assist other Maintenance Specialists and oversee repairs and work 
orders. In 2024, THA’s portfolio was regrouped into three zones, each having at least one Maintenance 
Specialist-Lead and several Maintenance Specialists. In 2018, we also instituted a unit turn team concept, 
which currently consists of 5 Maintenance Specialists and a lead, whose specific responsibility is to turn 
vacant units.  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. 

Acquisition of Goods 
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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 & Empowerment, 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. 
  



 

77 TACOMA HOUSING AUTHORITY                                                                                
2026 MOVING TO WORK PLAN 

 

E. Cost Approach 

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 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. 
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Program Support Center 

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

Executive $2.25 $2.25 

Human Resources $2.00 $2.50 

PM Overhead (including rent) $3.00 Remaining 

 Bookkeeping Fee $6.50 $23.00 

 Asset Management Fee $0.00 $8.00 

Compliance/Pie $2.25 $5.50 

IT Fee  $8.75 $13.00 

Community Services $4.75 $2.75 

Leasing Support $0.00 $1.75 

Total Fee: $29.50 $58.75 

 

 
 

 
  



 

81 TACOMA HOUSING AUTHORITY                                                                                
2026 MOVING TO WORK PLAN 

 

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. 
 
In the agency’s approach to CSE for the LAMP, the following applies: 
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• 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 
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 
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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 2025.
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Program Support Center Allocation Detail 
Table 3:  Total units & Program Support unit equivalencies 
 

Program Support Center Unit Equivalencies - 2025 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 3,552   3,552 

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    121 121 

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 (Includes AMP 9)  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 - Should be online 1/1/18   54.75 73 

Housing Hilltop   173.25 231 

James Center North - Estimate- s/b online 1/1   22.5 30 

New Look  36  48 
  North Highland   26.25 35 
  Outrigger Apts.   36.75 49 
  Prairie Oaks   11.25 15 
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Totals 4,685 1,360 1,253 6,613 
Real Estate 
Development 

THA MTW Support  99     99 

THA as Developer   562 562 

Development Unit Equivalents - 10% of Total Units 99 0 562   

Total Units/Unit Equivalents - Agency 4,784 1,360 1,815 7,959 

Program Support Center Equivalencies (% of All Unit Equivalencies) 60.11% 17.09% 22.80%   
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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/NSPIRE 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/NSPIRE 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/NSPIRE 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 Local Inspections (HQS and NSPIRE) 
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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; 

• 8. Local Interim 
Processing and 

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 
and its implementing regulations... 
MTW agencies must continue to 

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 
family in accordance with HUD’s PIH 

https://www.hud.gov/sites/dfiles/PIH/documents/PIH-2018-18_EIV_Admin_Notice_PIH_2012-10_FINAL.pdf
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Verification Policies 
(HCV/PH) 

determine the initial 
eligibility of the family in accordance 
with provisions of 24 CFR 5.609.”  
  

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/NSPIRE 
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. 

 

 

https://www.hud.gov/sites/dfiles/PIH/documents/PIH-2018-18_EIV_Admin_Notice_PIH_2012-10_FINAL.pdf


 
 
 
 

 
 
 
 
 
 
 

 
 

 

 

 
 
 
 

Resolution 9 



 

THA BOC Resolution 2025-09-24 (9)  Page 1 
FG: 104179392.4  
 

 

RESOLUTION 2025-09-24 (9) 
Date: September 24, 2025 

To: THA Board of Commissioners 

From: April Black 
 Executive Director 

Re: Outrigger Refunding Bond 
 

 
This resolution will authorize Tacoma Housing Authority (THA) to issue a revenue bond to 

Heritage Bank associated with a 49-unit property known as the Outrigger Apartments and  
authorizes and directs appropriate officers of the Authority to negotiate, execute and deliver 
such other documents as are useful or necessary to the purposes of this resolution; and 
determining related matters. 
 
BACKGROUND 
 
In 2015, a $2,652,000 tax-exempt bond was issued to Heritage Bank to fund a portion of the 
acquisition costs associated with Outrigger Apartments, a 49-unit apartment complex located at 
6102 6th Avenue, Tacoma, Washington, see Resolution 2015-9-23(7). A new tax-exempt revenue 
bond not to exceed $2,300,000 will be issued to Heritage bank to fund the remaining principal of 
the 2015 obligation, as well as any related fees or administrative costs associated with the 
refunding.  
 

RECOMMENDATION 
 
Approve Resolution No. 2025-09-24 (9). 
 
 
 
 



 

 
Executive Director 

April Black 
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RESOLUTION 20250-09-24 (9) 

(Outrigger Refunding Bond) 
 
  A RESOLUTION of the Board of Commissioners of the Housing Authority of 

the City of Tacoma providing for the issuance of the Authority’s Housing Refunding 
Revenue Bond, 2025 (Outrigger Project), in the principal amount of not to exceed 
$2,300,000, the proceeds of which will be used to effect the refunding of the 
Authority’s Housing Revenue Bond, 2015, and, at the option of the Authority, to 
pay costs of issuing the bond and the administrative cost of such refunding; 
determining the form, terms and covenants of the bond; creating a bond fund; 
approving the sale and providing for the delivery of the bond to Heritage Bank; 
authorizing and directing appropriate officers of the Authority to negotiate, 
execute and deliver such other documents as are useful or necessary to the 
purposes of this resolution; and determining related matters. 

 
 WHEREAS, the Housing Authority of the City of Tacoma (the “Authority”) seeks to encourage 
the provision of long-term housing for persons of low-income residing in the City of Tacoma, 
Washington (the “City”);  
 WHEREAS, RCW 35.82.070(2) provides that a housing authority may acquire and operate of 
housing projects;  
 WHEREAS, RCW 35.82.020 defines “housing project” 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”;  

WHEREAS, RCW 35.82.070(1) permits a housing authority to “make and execute contracts 
and other instruments . . . necessary or convenient to the exercise of the powers of the authority”;  
 WHEREAS, RCW 35.82.070(5) provides that a housing authority may pledge any interest in 
real or personal property;  
 WHEREAS, RCW 35.82.020(11) and 35.82.130 together provide that a housing authority may 
issue bonds, notes or other obligations for any of its corporate purposes;  
 WHEREAS, RCW 35.82.040 authorizes the Authority to “delegate to one or more of its 
agents or employees such powers or duties as it may deem proper”;  
 WHEREAS, pursuant to Resolution 2015-9-23(7) adopted by the Board of Commissioners 
of the Authority (the “Board”) on September 23, 2015, the Authority issued its Housing Revenue 
Bond, 2015 (Outrigger Project) (the “Refunded Obligation”) to Heritage Bank (the “Bank”) in the 
original principal amount of $2,652,000, for the purpose of financing a portion of the cost of 
acquiring a 49-unit apartment complex located at 6102 6th Avenue, Tacoma, Washington, known 
as the Outrigger Apartments (the “Project”);  
 WHEREAS, the Refunded Obligation is scheduled to mature on October 31, 2025, and is 
currently subject to prepayment at the option of the Authority; 
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WHEREAS, after due consideration, the Board has determined that it is necessary and 
desirable and in the best interest of the Authority to issue a revenue bond (the “Bond”) of the 
Authority to provide funds to refund the Refunded Obligation and, at the option of the Authority, 
to pay all or a portion of the costs of issuing the Bond and the administrative costs of such 
refunding;  
 WHEREAS, it is anticipated that the Bank will offer to purchase the Bond on the terms set 
forth in this resolution;  
  
NOW, THEREFORE, BE IT RESOLVED BY THE BOARD OF COMMISSIONERS OF THE HOUSING 
AUTHORITY OF THE CITY OF TACOMA as follows: 
Section 1  Definitions. As used in this resolution, the following words have the following 
meanings: 

“Act” means chapter 35.82 of the Revised Code of Washington. 
  “Authority” means the Housing Authority of the City of Tacoma, a public body 
corporate and politic duly organized and existing under and by virtue of the laws of the State of 
Washington. 
  “Bank” means Heritage Bank of Seattle, Washington. 
  “Bank Loan Agreement” means the loan or credit agreement with respect to the 
Bond, between the Authority and the Bank. 
  “Board” means the Board of Commissioners of the Authority. 
  “Bond” means the Housing Refunding Revenue Bond, 2025 (Outrigger Project), of 
the Authority issued pursuant to, under the authority of and for the purpose provided in this 
resolution. 
  “Bond Fund” the Authority’s Housing Refunding Revenue Bond Fund, 2025 
(Outrigger Project). 
  “Bond Registrar” means the Executive Director of the Authority. 
  “Code” means the Internal Revenue Code of 1986, as amended. 
  “Deed of Trust” means the deed of trust under which the Authority is the grantor 
and the Bank is the beneficiary constituting a lien on the real property and improvements 
constituting the Project which may include, without limitation, an amendment to the existing Deed 
of Trust, Assignment of Rents, Security Agreement and Fixture Filing granted by the Authority in 
connection with the issuance of the Refunded Obligation .  
  “Environmental Indemnity Agreement” means the certificate and indemnity 
agreement regarding hazardous substances, made by the Authority for the benefit of the Bank.  
  “Executive Director” means the Executive Director of the Authority.  
  “Project” means, depending upon the context, (1) the refinancing of a portion of 
the cost of acquiring the 49-unit apartment complex located at 6102 6th Avenue, Tacoma, 
Washington, known as the Outrigger Apartments; or (2) the apartment complex so refinanced.  
  “Project Revenues” means all amounts due to or received by the Authority for the 
account of the Authority pursuant or with respect to the Project, including without limitation all 
payments on contractors’ bonds, lease payments, insurance proceeds and condemnation awards 
and proceeds resulting from foreclosure of the Deed of Trust, and all investment earnings thereon. 
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  “Proposal Letter” means the letter of the Bank dated September 5, 2025, as it may 
be amended or supplemented, describing certain terms under which the Bank proposes to purchase 
the Bond, and any commitment letter issued pursuant thereto. 
 
  “Refunded Obligation” means all or a portion of the Authority’s Housing Revenue 
Bond, 2015 (Outrigger Project), in the original principal amount of $2,652,000. 
  “Registered Owner” means the Bank, as registered owner of the Bond, or any 
subsequent owner of the Bond. 
 
Section 2 Authorization and Description of Bond and Application of Proceeds. The Authority shall 
issue the Bond for the purpose of providing all or a part of the funds required to effect a current 
refunding of the Refunded Obligation and, at the option of the Authority, to pay all or a portion 
of the costs of issuing the Bond and the administrative costs of refunding and redeeming the 
Refunded Obligation. All proceeds of the Bond shall be used, at the direction of the appropriate 
officers of the Authority, for such purposes. The Board finds that it is in the best interest of the 
Authority to issue the Bond for the purposes set forth in this resolution. 
 
Section 3 Description of the Bond. The Bond shall be called the Authority’s Housing Refunding 
Revenue Bond, 2025 (Outrigger Project); shall be in a principal amount of not to exceed 
$2,300,000; shall be dated its date of delivery; shall be numbered R-1; and shall mature not more 
than 126 months from its date of issue. From its date of issue to the fifth anniversary of the date 
of issue, the Bond shall bear interest at a fixed rate per annum determined in accordance with 
the Proposal Letter. The interest rate on the Bond is subject to change on the fifth anniversary of 
the date of issue, as described in the Bond and the Proposal Letter. The interest rate on the Bond 
may be subject to adjustment during the continuance of an event of default or determination of 
taxability, as described in the Bond, and shall be computed on the basis of the actual number of 
days elapsed in a 360 day year. Principal of and interest on the Bond shall be payable in 
approximately equal monthly installments in amounts necessary to amortize the payments on 
the Bond over a period of 20 years. At maturity, any remaining outstanding principal balance and 
accrued interest on the Bond shall be due and payable in full. The regularly scheduled payments 
on the Bond shall be adjusted to reflect reamortization upon any partial prepayment of the Bond. 
If any payment comes due on a day that is not a business day, the Authority may make the 
payment on the first business day following the scheduled payment date. 

The Bond shall have such other provisions consistent with the purposes of this resolution 
and the Proposal Letter as are set forth in the Bond. The Authority finds that the fixing of the 
interest rate as described in the Bond and in the Proposal Letter is in the best interest of the 
Authority. The Executive Director is authorized to determine and approve the final terms of the 
Bond. The execution or authentication of the Bond by the Executive Director shall be conclusive 
evidence of approval of the terms of the Bond as set forth therein.  

If the Bond is not paid when properly presented at its maturity date, the Authority shall 
be obligated to pay interest on the Bond at then-applicable default rate of interest thereon from 
and after the maturity date until the Bond, both principal and interest, is paid in full.  

Further, if an Event of Default (as defined in the Bond) occurs then, at the option of the 
Bank, the principal of and interest on the Bond shall become immediately due and payable.
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Section 4 Prepayment Option. The Authority reserves the right and option to prepay the Bond, 
in whole or in part, at any time prior to its stated maturity date, upon payment of a prepayment 
fee, if any, as set forth in the Bond. The Bank may, in its sole discretion, waive any otherwise-
applicable prepayment fee. Interest on the principal amount of the Bond called for prepayment 
shall cease to accrue on the date fixed for prepayment unless the principal amount called for 
prepayment is not paid on the prepayment date. 
 
Section 5 Bond Registrar; Registration and Transfer of Bond. The Bond shall be issued only in 
registered form as to both principal and interest and recorded on the books or records 
maintained for the Bond by the Bond Registrar (the “Bond Register”). The Executive Director of 
the Authority shall serve as Bond Registrar for the Bond. The Bond Registrar shall keep, or cause 
to be kept, at the Bond Register’s office in Tacoma, Washington, the Bond Register, which shall 
contain the name and mailing address of the registered owner of the Bond. The Bond Registrar 
is authorized, on behalf of the Authority, to authenticate and deliver the Bond in accordance with 
the provisions of the Bond and this resolution, to serve as the Authority’s paying agent for the 
Bond and to carry out all of the Bond Registrar’s powers and duties under this resolution. The 
Bond may not be assigned or transferred by the Bank without the Authority’s prior written 
consent, except that the Bank may assign or transfer the Bond to any successor to the business 
and assets of the Bank.  
 
Section 6 Place, Manner and Medium of Payment of Bond. Both principal of and interest on the 
Bond shall be payable in lawful money of the United States of America and shall be paid by check 
mailed to arrive on or before each payment date, or in immediately available funds delivered on 
or before each payment date, to the Registered Owner at the address appearing on the Bond 
Register on the date payment is mailed or delivered. Upon the final payment of principal of and 
interest on the Bond, the Registered Owner shall surrender the Bond at the principal office of the 
Bond Registrar in Tacoma, Washington, for destruction or cancellation in accordance with law. 
 
Section 7 Bond Fund; Security for the Bond. The Bond Fund is hereby established as a special fund 
of the Authority and is to be known as the Authority’s Housing Refunding Revenue Bond Fund, 
2025 (Outrigger Project). The Bond Fund is to be drawn upon for the sole purpose of paying the 
principal of and interest and prepayment fees (if any) on the Bond. The Authority pledges to 
deposit Project Revenues into the Bond Fund in amounts sufficient to pay the principal of and 
interest and any applicable prepayment fee on the Bond when due. The Bond will also be secured 
by the Deed of Trust.  
 The Bond shall not be a debt of City, the State of Washington or any political subdivision 
thereof, and the Bond shall so state on its face. Neither the City, the State of Washington nor any 
political subdivision thereof (except the Authority, from the sources specified herein) shall be liable 
for payment of the Bond nor in any event shall principal of, premium, if any, on and interest on the 
Bond be payable out of any funds or assets other than those pledged to that purpose by the 
Authority herein. The Authority has no taxing power.
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 Neither the Authority (except to the extent of the pledge of the Project Revenues) nor any 
of the Commissioners, officers or employees of the Authority shall be personally liable for the 
payment of the Bond. 
Section 8 Lost, Stolen or Destroyed Bond. In case the Bond shall be lost, stolen or destroyed after 
delivery to the Registered Owner, the Bond Registrar may execute and deliver a new Bond of like 
date and tenor to the Registered Owner upon the Registered Owner paying the expenses and 
charges of the Authority and upon filing with the Bond Registrar evidence satisfactory to the Bond 
Registrar that such Bond was actually lost, stolen or destroyed and of the Registered Owner’s 
ownership thereof, and upon furnishing the Authority with indemnity reasonably satisfactory to 
the Authority. 
 

Section 9 Form and Execution of Bond. The Bond shall be in a form consistent with the provisions 
of this resolution and state law, shall bear signatures of the Chair of the Board and the Executive 
Director, either or both of whose signatures may be in manual or facsimile form, and shall be 
impressed
with the seal of the Authority or shall bear a manual or facsimile thereof. The Bond shall not be 
valid or obligatory for any purpose, or entitled to the benefits of this resolution, unless the Bond 
bears a Certificate of Authentication manually signed by the Bond Registrar stating “This Bond is 
the fully registered Housing Refunding Revenue Bond, 2025 (Outrigger Project) of the Housing 
Authority of the City of Tacoma described in the Bond Resolution.” A minor deviation in the 
language of such certificate shall not void a Certificate of Authentication that otherwise is 
substantially in the form of the foregoing. The authorized signing of a Certificate of 
Authentication shall be conclusive evidence that the Bond so authenticated has been duly 
executed, authenticated and delivered and is entitled to the benefits of this resolution.  

If any officer whose facsimile signature appears on the Bond ceases to be an officer of the 
Authority authorized to sign bonds before the Bond bearing such officer’s signature is 
authenticated or delivered by the Bond Registrar or issued by the Authority, the Bond 
nevertheless may be authenticated, issued and delivered and, when authenticated, issued and 
delivered, shall be as binding on the Authority as though that person had continued to be an 
officer of the Authority authorized to sign bonds. The Bond also may be signed on behalf of the 
Authority by any person who, on the actual date of signing of the Bond, is an officer of the 
Authority authorized to sign bonds, although such person did not hold the required office on the 
date of issuance of the Bond.  
 
Section 10 Refunding of the Refunded Obligation.  

(a)  Use of Bond Proceeds. The proceeds of the sale of the Bond necessary to 
carry out the current refunding of the Refunded Obligation shall be transferred to the holder of 
the Refunded Obligation and used, together with other money of the Authority available 
therefor, if necessary, to discharge all of the obligations of the Authority under the Refunded 
Obligation. 

(b)  Calls for Redemption of the Refunded Obligations. The Executive Director 
is authorized and directed to give, or cause to be given, call for the prepayment of the Refunded 
Obligation at the time determined by the Executive Director. 
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(c)  Authority Findings with Respect to Refunding. The Board finds and 
determines that the issuance and sale of the Bond at this time is in the best interest of the 
Authority. In making such finding and determination, the Board has given consideration to the 
fixed maturity of the Refunded Obligation and the Bond and the costs of issuing the Bond. 
Section 11 Preservation of Tax Exemption for Interest on Bond. The Authority covenants that it 
will take all actions necessary to prevent interest on the Bond from being included in gross 
income for federal income tax purposes, and it will neither take any action nor make or permit 
any use of proceeds of the Bond or other funds of the Authority treated as proceeds of the Bond 
at any time during the term of the Bond which would cause interest on the Bond to be included 
in gross income for federal income tax purposes. The Authority also covenants that, to the extent 
arbitrage rebate requirements of Section 148 of the Code are applicable to the Bond, it will take 
all actions necessary to comply (or to be treated as having complied) with those requirements in 
connection with the Bond, including the calculation and payment of any penalties that the 
Authority has elected to pay as an alternative to calculating rebatable arbitrage, and the payment 
of any other 
penalties if required under Section 148 of the Code to prevent interest on the Bond from being 
included in gross income for federal income tax purposes.
 
Section 12 Designation of Bond as “Qualified Tax-Exempt Obligation”. The Authority has 
determined and certifies that (a) the Bond is not a “private activity bond” within the meaning of 
Section 141 of the Code; (b) the reasonably anticipated amount of tax-exempt obligations (other 
than private activity bonds and other obligations not required to be included in such calculation) 
which the Authority and all entities subordinate to the Authority (including any entity which the 
Authority controls, which derives its authority to issue tax-exempt obligations from the Authority 
or which issues tax-exempt obligations on behalf of the Authority) will issue during the calendar 
year in which the Bond is issued will not exceed $10,000,000; and (c) the amount of tax-exempt 
obligations, including the Bond, designated by the Authority as “qualified tax-exempt 
obligations” for the purposes of Section 265(b)(3) of the Code during the calendar year in which 
the Bond is issued does not exceed $10,000,000. The Authority designates the Bond as a 
“qualified tax-exempt obligation” for the purposes of Section 265(b)(3) of the Code. 
 
Section 13 Approval of Proposal Letter. It is anticipated that the Bank will offer to purchase the 
Bond under the terms and conditions contained in this resolution and in the Proposal Letter. The 
Board finds that such offer is in the best interest of the Authority, and therefore authorizes the 
Executive Director of the Authority to accept such offer on behalf of the Authority. 
 
Section 14 Authorization of Documents and Execution Thereof. The Authority authorizes and 
approves the execution and delivery of, and the performance by the Authority of its obligations 
contained in, the Bond, this resolution, and the consummation by the Authority of all other 
transactions contemplated by this resolution in connection with the issuance of the Bond. The 
Board further authorizes the Executive Director to negotiate, approve, execute and deliver the 
Bank Loan Agreement, the Environmental Indemnity Agreement, the Deed of Trust, and such 
other instruments and agreements as may be necessary or desirable in connection with the sale 
of the Bond to the Lender. The Executive Director of the Authority is authorized to authenticate 
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the Bond and to negotiate, execute and deliver documents reasonably required to be executed 
in connection with the issuance of the Bond and to ensure the proper use and application of the 
proceeds of the Bond.  
 The Bond will be prepared at the Authority’s expense and will be delivered to the Bank 
together with the approving legal opinion of Foster Garvey P.C., municipal bond counsel of 
Seattle, Washington, regarding the Bond. 
 
Section 15 Acting Officers Authorized. Any action required by this resolution to be taken by the 
Chair of the Board or Executive Director of the Authority may in the absence of such person be 
taken by the duly authorized acting Chair of the Board or acting Executive Director of the 
Authority, respectively. 
 
Section 16 Adoption of Post Issuance Compliance Policies and Procedures. The post-issuance 
compliance policies and procedures for tax-exempt bonds in the form on file with the Executive 
Director of the Authority and incorporated herein by reference are hereby adopted. 
 
Section 17 Changes to Titles or Parties; Omission of Documents. While the titles of and parties to 
the various 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. The Executive Director in their discretion may omit any 
agreement described herein which is determined not to be necessary or desirable in connection 
with the issuance or sale of the Bond.
 
Section 18 Ratification and Confirmation. Any actions of the Authority or its officers prior to the 
date hereof and consistent with the terms of this resolution are ratified and confirmed. 
 
Section 19 Severability. If any provision in this resolution is declared by any court of competent 
jurisdiction to be contrary to law, then such provision shall be null and void and shall be deemed 
separable from the remaining provision of this resolution and shall in no way affect the validity 
of the other provisions of this resolution or of the Bond.  
 
Section 20 Effective Date. This resolution shall be in full force and effect from and after its 
adoption and approval.
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 ADOPTED by the Board of Commissioners of the Housing Authority of the City of Tacoma at 
an open public meeting thereof this 24 day of September, 2025. 
 
      HOUSING AUTHORITY OF THE CITY OF TACOMA 
 
 
      By          
       Chair 
ATTEST: 
 
 
 
      
Executive Director 
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CERTIFICATE 

 
I, the undersigned, the duly chosen, qualified and acting Executive Director and Secretary 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 2025-09-24 (9) (the “Resolution”) is a true and 
correct copy of the resolution of the Board of Commissioners of the Authority as adopted at a 
meeting of the Authority held on September 24, 2025 (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  

4. 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 on September 24, 2025. 

 
HOUSING AUTHORITY OF THE CITY OF TACOMA 
 
Secretary and Executive Director of the Authority 
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RESOLUTION 2025-09-25 (10) 
Date:  September 24, 2025 

To: THA Board of Commissioners 

From: April Black 
 Executive Director 

Re: Salishan Loan Refinance 

 
 

This resolution will authorize Tacoma Housing Authority (THA) to execute a loan from 
Heritage Bank to Salishan Five LLC, and other such documents as are useful or necessary to the 
purposes of this resolution and determining related matters. 

 
Background 
 
The entity Salishan Five LLC has debt with Citibank maturing December 1, 2025, recently 
extended from a September 1, 2025, maturity date enabled by Board Resolution 2025-08-27 (6). 
This debt will be refinanced by a loan with Heritage Bank which, inclusive of related fees or 
administrative costs will not exceed a principal balance of $1,500,000.  
 
Recommendation 
 
Approve Resolution No. 2025-09-24 (10). 

 
 
  



 

 
Executive Director 
April Black 
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RESOLUTION 2025-09-24 (10) 
(Salishan Loan Refinance) 

 
A RESOLUTION OF BOARD OF COMMISSIONERS OF THE HOUSING AUTHORITY OF 
THE CITY OF TACOMA AUTHORIZING A LOAN FROM HERITAGE BANK TO SALISHAN 
FIVE LLC, AUTHORIZING AND DIRECTING APPROPRIATE OFFICERS OF THE 
HOUSING AUTHORITY OF THE CITY OF TACOMA TO EXECUTE SUCH DOCUMENTS 
AS ARE USEFUL OR NECESSARY TO THE PURPOSES OF THIS RESOLUTION, 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”) hereby makes the following findings and determinations: 
(a) The Authority seeks to encourage the provision of long-term housing for low-income 

persons residing within 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” (RCW 
35.82.070(2)); (ii) “make and execute contracts and other instruments” (RCW 35.82.070(1)); and 
(iii) “delegate to one or more of its agents or employees such powers or duties as [the Authority] 
may deem proper” (RCW 35.82.040). 

(c) The Authority formed Salishan Five LLC (the “Company”) on January 16, 2007, and 
has served as the Company’s managing member at all times. Pursuant to a Lease Agreement dated 
as of June 26, 2008, by and between the Authority and the Company, as previously amended and 
supplemented, the Company has a leasehold interest in the land and buildings comprising the 
Salishan Five affordable rental housing project located at 1728 East 44th Street, Tacoma, 
Washington (the “Project”). The Company previously claimed federal low-income housing tax 
credits (“LIHTCs”) with respect to the Project. Following the expiration of the compliance period with 
respect to such LIHTCs, the Company’s special member and investor member transferred their 
respective membership interests to Tacoma Housing Development Group (“THDG”) pursuant to an 
Assignment and Assumption of Membership Interests and Second Amendment to Amended and 
Restated Operating Agreement dated as of January 1, 2025.  

(d) The Company and CITICORP USA, INC. (“Citi”) are parties to a Loan and 
Disbursement Agreement Loan Agreement dated as of August 13, 2010, as previously amended 
and supplemented, pursuant to which Citi made one or more loans to the Company in the 
principal amount of $2,241,723 to finance or refinance a portion of the costs of constructing the 
Project (together, the “Refinanced Obligation”), which Refinanced Obligation is currently 
scheduled to mature on December 1, 2025. 

(e) The Board has determined that it is necessary and advisable and in the best 
interest of the Authority, the Company, and the Project, that the Company to borrow money to 
refund the Refinanced Obligation and, at the option of the Authority in its capacity as managing 

Tacoma
Housing

Authority
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member of the Company, to pay all or a portion of the transaction costs associated with 
the Bank Loan (as defined below) and the administrative costs of such refunding.  

(f) Heritage Bank (the “Bank”) has proposed to extend a loan to the Company 
(the “Bank Loan”) as set forth in a letter of the Bank dated September 9, 2025 (as it may be 
amended or supplemented, and any commitment letter issued pursuant thereto, the “Proposal 
Letter”),  

Section 2.  Bank Loan. The Authority, acting as the managing member of the Company, 
is authorized to obtain the Bank Loan in a maximum principal amount of $1,500,000, to provide 
funds with which to effect a current refunding of the Refinanced Obligation and, at the option of 
the Authority, acting as the managing member of the Company, to pay all or a portion of the 
transaction costs associated with the Bank Loan and the administrative costs of such refunding, 
all pursuant to the terms of the Loan Documents (as hereinafter defined). The Board authorizes the 
Executive Director of the Authority and the Executive Director’s designees (each, an “Authorized 
Officer” and collectively, the “Authorized Officers”), and each of them acting alone, to negotiate 
and approve on behalf of the Authority (acting on its own behalf and as managing member of the 
Company) all documents relating to the Bank Loan to executed by the Company and/or the 
Authority, which may include, without limitation, a loan or credit agreement, promissory note, a 
leasehold deed of trust, a certificate and indemnity agreement regarding hazardous substances, 
and a priority and subordination agreement (collectively, the “Loan Documents”). The Authorized 
Officers, and each of them acting alone, are authorized to determine the terms of Bank Loan, which 
terms shall be set forth in the Loan Documents. The execution of the Loan Documents by any 
Authorized Officer shall be conclusive evidence of approval by the Authority and the Company of 
the terms set forth therein.  

Section 3.  Redemption and Prepayment of the Refinanced Obligation. The Authority, 
acting on its own behalf and in its capacity as the managing member of the Company, is 
authorized to cause the redemption and prepayment of the Refinanced Obligation.  

Section 4.  Supplemental Authorization. The Authorized Officers, and each of them 
acting alone, are authorized on behalf of the Authority (acting on its own behalf and/or as 
managing member of the Company) to: (i) execute and deliver and, if applicable, file (or cause to 
be delivered and/or filed) 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; (ii) cause the 
Authority and/or the Company, to expend such funds as are necessary to pay for all filing fees, 
application fees, registration fees, and other costs relating to the actions authorized by this 
resolution; and (iii) notwithstanding any other Authority resolution, rule, policy, or procedure, 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 5.  Execution of Duties and Obligations. The Board authorizes and directs the 
Authority’s Executive Director to cause the Authority (whether acting on its own behalf, and/or in 
its capacity as managing member of the Company, as applicable) to fulfill the Authority’s duties 
and obligations, and cause the Company to fulfill the Company’s duties and obligations, under 
the Loan Documents.
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Section 6. Acting Officers Authorized. Any action authorized or directed by this 

resolution to be taken by the Executive Director of the Authority, may in the absence of such person, 
be taken by a duly authorized acting Executive Director of the Authority or any other employee of 
the Authority that has been designated by the Executive Director or the Board to act in the Executive 
Director’s absence.  

Section 7. Ratification and Confirmation. All actions of the Authority and its officers 
prior to the date hereof and consistent with the terms of this resolution are ratified and 
confirmed.  

Section 8. Severability. If any provision in this resolution is declared by any court of 
competent jurisdiction to be contrary to law, then such provision shall be null and void and shall 
be deemed separable from the remaining provisions of this resolution and shall in no way affect 
the validity of the other provision of this resolution. 

Section 9. Effective Date. 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 held on September 24, 2025.  
 
HOUSING AUTHORITY OF THE CITY OF 
TACOMA 
 
  
Chair, Board of Commissioners 

ATTEST: 
 
  
Executive Director 
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CERTIFICATE 
 

I, the undersigned, the duly chosen, qualified and acting Executive Director and Secretary 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 2025-09-24 (10) (the “Resolution”) is a true and 
correct copy of the resolution of the Board of Commissioners of the Authority as adopted at a 
meeting of the Authority held on September 24, 2025 (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  

4. 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 on September 24, 2025. 

 
HOUSING AUTHORITY OF THE CITY OF TACOMA 
 
Secretary and Executive Director of the Authority 
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