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SECTION |: INTRODUCTION AND OVERVIEW

I ntroduction

THA'’s vision, mission, and strategic objectives align very nicely with the MTW demonstration
project. The purposes of the MTW program are to give PHAs and HUD the flexibility to design
and test various approaches for providing and administering housing assistance that accomplish
the three primary MTW statutory objectives:

. Objective 1: Reduce cost and achieve greater cost effectiveness in federal expenditures;

. Objective 2: Give incentives to families with children where the head of household is
working, is seeking work, or is preparing for work by participating in job training, educational
programs, or programs that assist people to obtain employment and become economically self-
sufficient; and

. Objective 3: Increase housing choices for low-income families.
These goals fit THA’s own strategic mission.to house people in need, to help them become self-
sufficient and to get it done efficiently. This work will advance the day when, in the words of

THA'’s vision statement, everyone will have an adequate home with the support they need to
succeed as “parents, students, wage earners and neighbors.”
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Long-Term MTW Plan

THA has established four long-term goals for its MTW program that reflect both the MTW
statutory objectives and THA's priority for using its MTW flexibility in line with its own strategic
objectives:

Goal 1: Increase THA’s administrative efficiency;
Goal 2: Encourage economic self-sufficiency among THA's participants;
Goal 3: Increase housing opportunities for low-income households residing in THA’s

jurisdiction; and,
Goal 4: Monitor program effectiveness and performance through a “digital dashboard.”

THA looks forward to determining effective uses of MTW authority for these purposes. Some
notable examples of its plan appear below. Some of them seem replicable in other places or on
a larger scale. When that is the case, we say so in bold.

Goal 1: Increase THA’s Administrative Efficiency:

THA is eager to explore the full limits of MTW flexibility to make itself a more efficient property
manager and manager of programs. THA began its MTW career, for example, focused on
reducing unnecessary annual certifications for senior or disabled households, and de-linking
annual inspections from annual recertifications so our inspectors can more efficiently cover the
geographic spread of units. The fungibility of funds also gives THA more flexibility that has
helped assign resources in a more efficient alignment to need. We have also simplified the rent
subsidy to a fixed amount. We did this for several reasons. One of them is the greater ease of
administration. We are eager to save still more in administration, especially as the federal
funding for public housing and the voucher program diminishes.

Goal 2: Encourage Self-Sufficiency among THA’s Participants

The MTW statutory objective of economic self-sufficiency for assisted households nicely
complements THA's view of supportive services for its residents and voucher families. THA
provides supportive services that allow tenants to succeed as tenants. Yet, as its strategic
directives contemplate for the non-disabled and non-elderly households with children, THA wants
them also to succeed as “parents, students, wage earners, and builders of assets.” THA wants
them to come into its housing programs and prosper so they can live without assistance. In this
way, it wants its housing programs to be a transforming experience for them and for their time
with us to be temporary. We seek this certainly for the parents but emphatically for their
children. Supportive services make this transformation more likely. In this way, THA regards itself
as more than a landlord.

THA's long term strategies to get this done include the following:

e Regulatory reform for rent and definition of income
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THA’s previous MTW plans included rent reforms. These changes includes five-year time limits for
work-able recipients of rental assistance and fixed subsidies to give households a greater
incentive to increase their earned income. As its evaluation progresses, THA expects to refine and
extend these efforts. Although effective reforms of this sort must account for local factors,
success in one place will be interesting in others. THA has certainly studied the experience of
other MTW agencies. If THA is successful, other agencies will study our experience.

e Supportive Services to Spur Economic Self-Sufficiency

THA seeks to provide supportive services to help families prosper. These efforts strive to keep
people in school, get them back to school, get them into job training, teach them English, get job
skills, find a job, keep a job, get their drivers’ license, clean up their credit, save money, and if
appropriate buy a house. THA intends to explore how MTW status can get this done better and
in a more sustained way. THA, in particular, is interested in finding out if MTW is useful for two
types of self-sufficiency initiatives. First, we hope that MTW will help THA finance the supportive
services and staff these self-sufficiency efforts require. The fungibility of funds that it confers will
help do this. If this works, it will be very interesting to that portion of the affordable housing
industry that seeks to provide supportive services. Second, THA seeks to better link its housing
resources with the supportive services of other organizations. Such linkage makes both the housing
and the services more effective. Such leveraging of effect makes these linkages a very good use
of a housing dollar.

e THA ’s Education Project

THA'’s Education Project and THA's initial MTW plan to support that project are a very good
example of how THA regards its mission and the MTW flexibility this mission requires. The goal
of the Education Project is to improve the educational outcomes of the children THA houses or
whose families receive its rental assistance, and to improve the outcomes of the public schools that
serve THA communities. THA focuses on education for three main reasons. First, educational
success is an important part of the transformation to self-sufficiency that we seek to promote.
Second, educational success is a good proxy for other important outcomes that are harder to
measure. THA spends considerable time and effort assisting families address problems of drug or
alcohol dependency, domestic abuse and other maladies. This work is important. But it is hard to
tell if it is effective. Tracking educational outcomes can help. A family afflicted in these ways is
likely to be making some progress if its child’s reading levels are improving. Third, the success of
Tacoma’s public schools is essential to the health of THA’s communities. For example, THA owns
and is building mixed-income communities. Their financial and social success requires the schools
that serve them to elicit adequate confidence from parents of school age children. Low-income
parents do not have a choice but to enroll their children. Higher income parents may have a
choice. The schools need to appeal to all parents. For this reason, THA has a direct stake in the
success of those schools.

THA’s Education Project started with a surmise that THA can influence school outcomes. This
surmise arises from three facts that are probably common to all public housing authorities,
especially the urban ones. First, except for the school district and the public assistance agency,
THA serves more poor children than anyone in the city. Second, in serving them THA is already
deep into the lives of their families. It is their landlord. It manages heavily their regulated rental
assistance programs. It provides them with supportive services. This involvement gives THA
influence over their choices and prospects. Third, THA as a MTW PHA can direct its housing
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dollars in ways that can match the needs of its school district and can leverage reform. Fourth,
THA owns and manages large residential properties with ample community space. These can
serve as the staging grounds for the efforts of others.

THA’s Education Project has already received notable national attention from HUD, PHAs, school
districts and foundations. The evaluation of these efforts will have an interesting pertinence
throughout the nation.

The Education Project has many elements to it. Some do not require MTW status. Most do. Our
initial MTW plan launched them. Here are three examples:

Linking Housing Assistance with School Programs: THA’s plan would provide housing assistance to
homeless families of children enrolled in elementary schools. It has already begun doing this with
its McCarver Elementary School Housing Program. See below. In a similar program design, THA is
planning to provide rental assistance to homeless students enrolled in Tacoma Community College.
These programs condition the assistance on the student’s continued enrollment in school.

Matched Savings Accounts (Individual Development Accounts) Linked to Education: THA is
planning two uses of Individual Development Accounts (IDA) focused on education. Research from
the Corporation for Enterprise Development (CFED) report that it does not take much of a balance
in such an account to get the child and his or her family thinking more positively about the future.
According to CFED, children with IDA accounts are much more likely to go to college. THA seeks
to take advantage of this experience, in two ways. First, its Scholars Incentive Program will enroll
8" graders who will have already signed up for Washington State’s College Bound Scholarship
(CBS) Program. The CBS program ensures that low-income students enrolling in post-secondary
educational programs can afford tuition. A student and his or her parent or guardian must enroll
in the CBS Program by the end of his or her eighth grade. (Enrolling THA's eighth graders yearly
is another part of THA’s Education Project. Presently 100% are signing up yearly!) THA’s
Scholars Incentive Program will devise an individualized plan that takes each such 8t grader
through high school graduation and enrollment in a post-secondary program. It will set milestones
along the way. Upon the student meeting each milestone, the program will make two payments.
One will be a small cash payment to the student. The other will be a deposit in an IDA account
for the student. The balance in the IDA account will grow as the student hits each milestone. He or
she will have access to the balance when and if he or she completes the journey and only for
post-secondary educational purposes. The Bill & Melinda Gates Foundation is helping to fund this
effort. Second, in a collaboration with CFED, the Seattle Housing Authority and the King County
Housing Authority, THA will provide IDAs for children who enroll in kindergarten at Lister
Elementary School in Tacoma.

McCarver Elementary School Initiative: THA spent more than a year planning this innovative
effort to reform an underperforming public elementary school. McCarver’s student population is
among the poorest in the Puget Sound region. It has the most homeless students of any
elementary school in the region. In part because of these problems, more than 100% of its
student population turns over during each school year. In some years the turnover rate
approaches 200%. This instability arises from deep poverty, homelessness and the
accompanying family challenges. This turnover greatly detracts from any prospect for good
school outcomes of the children who come and go and for their classmates who must sit there and
watch it happen. THA’s McCarver Elementary School Initiative has four elements: (i) THA is using
rental assistance to help stabilize the school. It is providing rental assistance to 50 McCarver
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families who are homeless or at risk of homelessness and who have a child enrolled in
kindergarten, first or second grade. Their children comprise about a fifth of the school
population. This assistance lasts as long as their children are enrolled in McCarver, for a
maximum of five years. (ii) Participating families agree to some important commitments. They
commit to keep their children at McCarver. They commit to the various ways that parents can
support their children’s school success (get their children to school on time every day, attend
parent-teacher-student conferences, attend PTA meetings, read to their children, make homework
time and homework space available every evening). Parents commit to invest in their own
educational and employment prospects. A robust range of services from thirty non-profit partners
are available to help them do all this. (iii) The school district also committed to important
investments. The school district has embraced this initiative fully. In particular, it has committed
the investment to turn McCarver into an International Baccalaureate Primary Program. This will
greatly raise academic standards for both teachers and students. (iv) The fourth element is a
detailed third party evaluation to track a variety of metrics. Funds from the Bill & Melinda Gates
Foundation and local government support this initiative.

Goal 3: Increase Housing Opportunities for Low-income Households Residing in THA’s
Jurisdiction

To increase housing opportunities for low-income households in Tacoma, THA is trying the
following activities:

e Serve More Households

THA uses its MTW flexibility and efficiencies to allow it to serve more households. Several
examples of how this bear mention. First, THA’s changes in how we calculate the rent subsidy in
our rental assistance program means individual subsidies for some families are smaller than they
would otherwise be. This savings allows THA to serve more families. Similarly, savings in
administrative costs will have the same effect. MTW fungability also allows THA to redirect
savings in HAP expenditures to sustain public housing operations. Second, THA's five year limit on
the duration of rental assistance for work-able persons will give more people a turn sooner to
receive assistance when they otherwise would wait longer on our waiting lists. These strategies
should be available to other PHAs.

e Serve Households Otherwise Shut Out of THA Programs

THA is using its MTW authority to learn from rapid re-housing data from HUD and the Bill &
Melinda Gates Foundation. This data show new strategies to stabilize homeless families with
children. Homeless families presently find THA’s HUD funded programs inaccessible. If they come
to THA’s door they would find a long waiting list that is often not even taking new applicants.
Even if they could apply, the wait would be years. Even if THA gave them a voucher on the spot,
they would still be a month away from housing while they found a landlord, had the unit
inspected, and moved in. Homeless youth have these challenges as well, plus the added one that
comes from being young. In response, THA has signed contracts with its county government to
redirect up to 3% ($1 million) of its MTW dollars to the county’s rapid-rehousing program serving
homeless families and youth. For example, redirecting $1 million will mean THA will serve about
130 fewer households on its regular rental assistance program. But it will allow the rapid-
rehousing program to stabilize 300 — 350 homeless families with children, or about 30% of the
families who seek assistance.
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® Increase Housing Supply

MTW status will allow THA to project base more vouchers. This is an important development
strategy that allows THA and other nonprofit developers to finance the construction of new
housing, to preserve existing affordable housing, and to ensure the long term affordability of
both types. THA has used this to very good effect in Tacoma, e.g., Eliza McCabe Homes
(Intercommunity Mercy Housing), Hillside Gardens (same), Guadalupe Vista (Catholic Community
Services), Harbor View Manor (ABHOW), New Look Apartments (MLK Housing Development
Association). Banks have learned how to lend against the long-term rental stream that a long
term HAP contract denotes. This financing not only gets the housing built but makes it affordable
to households down to zero income. It also locks in this deep affordability for a long time.
Additionally, these arrangements usually leverage supportive services as well. In all these ways,
project-basing is a very good use of a housing dollar and MTW will allow THA to do more of it.
This use of project basing vouchers should also be applicable in other jurisdictions.

® Increase housing throughout the continuum of need

THA is very interested in using its MTW status to provide housing and services along more parts of
the housing continuum. Generally, THA has been focused on providing permanent housing to
households headed by adults capable of living independently, perhaps with light assistance. THA
is interested in better providing or arranging more intensive supportive services to serve a wider
variety of needs.

The effort to do this elicits an important feature of how THA views supportive services generally.
In general, there are two views of supportive services in the affordable housing industry. By one
view, supportive services are a sideshow. They are interesting but, by this view, the housing
provider has no particular role in providing them. According to this view, housing providers are
primarily landlords. In contrast, THA, and most MTW agencies, have a different view. It goes like
this: supportive services are a necessary companion to the housing they provide. Their necessity
derives from whom we house, and why. We house some of our community’s neediest households —
seniors aging in place, disabled persons trying to live independently, and families coming from
trauma, such as homelessness and domestic violence. These households need help to succeed as
tenants.

THA provides considerable services for these purposes. It seeks to do more. MTW flexibility will
make this easier to do in the following possible ways:

Sustainable Source of Funding for Services: THA looks forward to finding out if the financial
flexibility and efficiencies that MTW allows will make it easier to fund supportive services within a
building from the operating funds assigned to that building. As HUD realizes, regarding
supportive services as an “above the line” expense for a building is the elusive ambition of all
housing providers interested in supportive services. Perhaps MTW flexibility will make this more
attainable. If MTW provides this ability to sustain supportive services then it would greatly
interest many other PHAs.

Homeless Youth: Tacoma has a serious and growing problem of homelessness among
unaccompanied youth. These youth are not with adults. They are not in foster care. They are not
in school. They constitute a first rate child welfare disaster for our community. Using state funds,
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and in collaboration with service partners, THA participates in an “Independent Youth Program”
that serves these youth. THA provides the rental assistance and partners provide the wrap
around services. It is a very good model. However, the state funds are ending. Unfortunately,
except for a limited number of FUP vouchers, THA’s mainline federal housing resources are not
well designed to be helpful in such programs. THA will be very interested in finding out if MTW
flexibility will better equip THA to participate in a collaborative community response to this
growing emergency. For example, using MTW flexibility, THA is participating with Washington
State’s child welfare agency to provide rental assistance to teenagers aging out of foster care
and who would otherwise face homelessness. Most other cities see a significant population of
homeless, unaccompanied youth. A successful model of intervention would interest many
other PHAs.

Disaster Relief: THA had an interesting and frustrating experience during the Hurricane Katrina
disaster that makes it eager for MTW flexibility so it can be more helpful with the next disaster.
Hurricane Katrina caused the largest loss of housing from a single event in American history.
Afterward, the South Puget Sound area received several hundred families from the Gulf Coast.
THA helped to coordinate the effort to receive them. The FEMA assistance never proved very
effective. THA, and other providers, filled in as best as their program rules permitted. THA
wrote about the experience in a report: THA Review of Its Katrina Relief Plan 2006 (THA 2006).
It is available at http://www.tacomahousing.org/about/reports.html. As the report makes clear,
although THA did help several dozen households, its federal rules were not flexible enough to
respond effectively or quickly. THA means to find out how MTW will better equip its ability to
respond to the next disaster. Whether PHAs can or should become sources of emergency
assistance in a mass disaster is a question that will surely recur with the next calamitous
hurricane, earthquake or flood. Innovative answers should interest the entire PHA
community.

People Coming from Correctional or Psychiatric Institutions: The Tacoma area has more than its full
share of people discharged from correctional institutions and psychiatric institutions. (It is home to
large correctional institutions, including the state’s only women’s prison. It is also home to the
state’s largest psychiatric hospital.). As HUD knows well, people discharged from these places
have serious housing needs. They are also among the hardest to house. It is clear that the normal
programmatic templates are not suited to the challenge. THA intends to examine its role in
fulfilling this need. MTW flexibility will no doubt be very useful, especially in partnerships with
service providers, rules of occupancy, and terms of assistance. Many successful models exist to
effectively serve these difficult populations. It is a separate question how mainline federal
housing programs like public housing and the Housing Choice Voucher program could or
should adapt to the purpose. Effective answers will be interesting and transferable to many
other PHAs.

Drug or Alcohol Dependent and/or Mentally Ill Adults: People afflicted with drug or alcohol
dependency present a housing challenge that also requires flexibility that MTW may provide.
For example, THA is using its MTW authority to project based vouchers into Nativity House that
Catholic Community Services is building in Tacoma to house and serve this population

Goal 4: Monitor Program Effectiveness and Performance through a “Digital Dashboard.”

THA intends to design a digital dashboard to track the various performance measures it will chose
for its strategic objectives and operations. We mention this separately because it will be a
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critical tool in assessing MTW effectiveness, as well as overall agency success. Even at this time,
however, THA has a detailed list of metrics to track. Baselines have already been established for
most activities and methods put in place to extract the required data from THA’s various systems.
THA recently entered into a new contract with the consultant who performed the impact analysis
for the agency and part of the scope of work includes defining the logic required for the THA
dashboard in order for THA move forward into the development phase.

The purpose of the digital dashboard is to place various performance measures and the results
front and center. Some performance measures most pertinent to MTW will include changes in the
following:

Earned income among various work-able populations
Savings rates
Educational outcomes

Number of households of various subpopulations served
e Various metrics indicating housing stability

e Per unit costs of operations

® Per voucher cost of operations

® Metrics of individual properties and portfolio aggregates (vacancy rates, unit
turns, work orders, rent collections, turnover rates, maintenance expenses, etc.)

A successful dashboard will allow staff to see the “needle” or gauge change as they succeed or
fail at their work. It will place the important measures prominently in view. This system will
change department meetings, cabinet meetings and board meetings. The focus of these meetings
can then be where it belongs - on how we are doing and why or why not. This in turn will become
a valuable source of data for program design — exactly what a creative MTW agency needs in
order to make good use of MTW flexibility.

An effective digital dashboard should be applicable to nearly every other PHAs. They collect or
should collect similar data. They should value similar performance measures. They share with all
organizations a pressing need for a greater focus on outcomes.

Short-Term MTW Plan

THA’s short term goals with this year’s plan are a continuation of implementing activities and
changes that meet both the agencies long-term goals and mission statement. Highlights from this
year’s plan include a new rent reform program that allows THA to work with the local community
college to house homeless students. THA has also proposed some changes to the HOP program
that would allow the agency to be more efficient in its administrative work while still trying to
move families toward self-sufficiency. THA will also take units offline for modernization as
needed. Examples of this would be units that have flooded or had large amounts of damage.

Overall, THA has a collection of activities that meet the MTW program goals of spending federal

dollars more efficiently, helping residents find employment and become self-sufficient, and
increasing housing choices for low-income families.
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SECTION I1: GENERAL THA OPERATING INFORMATION

(11) General Housing Authority Operating Information

Annual MTW Plan

11.1.Plan.HousingStock

A. MTW Plan: Housing Stock Information

Planned New Public Housing Units to be Added During the Fiscal Year

# of UFAS Units

AMP Name and Bedroom Size Total Population .
. . Fully Accessible Adaptable
Number 0 1 2 3 4 5 6+ Units Type

PIC Dev. # /AMP

0 0 0 0 0 0 0 0 NA 0 0
PIC Dev. Name
PIC Dev. # /AMP

0 0 0 0 0 0 0 0 NA 0 0
PIC Dev. Name
PIC Dev. # /AMP

0 0 0 0 0 0 0 0 NA 0 0
PIC Dev. Name
PIC Dev. # /AMP

0 0 0 0 0 0 0 0 NA 0 0
PIC Dev. Name

Total Public Housing Units to be Added ‘:I

* Select Population Type from: Elderly, Disabled, General, Elderly/Disabled, Other

If Other, please describe: [NA

Planned Public Housing Units to be Removed During the Fiscal Year

PIC Dev. # / AMP Number of Units to be Explanation for Removal
and PIC Dev. Name Removed xp ! v
All

817 RAD Conversion
All
PIC Dev. # /AMP
0 NA
PIC Dev. Name
PIC Dev. # /AMP
0 NA
PIC Dev. Name
Total Number of
Units to be
Removed
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New Housing Choice Vouchers to be Project-Based During the Fiscal Year

Property Name

Anticipated Number
of New Vouchers to
be Project-Based *

Description of Project

be Project-Based

Hillside Terrace 46 Affordable Housing Family Property
Nativity House 50 Homeless
New Tacoma Il 12 Homeless Senior
Anticipated Total Number of
Anticipated Total p
Project-Based Vouchers
New Vouchers to

Committed at the End of the
Fiscal Year

Anticipated Total Number of
Project-Based Vouchers
Leased Up or Issued to a

Potential Tenant at the End

of the Fiscal Year

*New refers to tenant-based vouchers that are being project-based for the first time. The count should only include agreements in which a
HAP agreement will be in place by the end of the year.

Other Changes to the Housing Stock Anticipated During the Fiscal Year

THA will continue to take units offline for modernization if they test hot for meth.

THA will apply for the Rental Assistance Demonstration. THA anticpates converting all 817 remaining public housing units to RAD.

Examples of the types of other changes can include but are not limited to units that are held off-line due to the relocation of residents, units
that are off-line due to substantial rehabilitation and potential plans for acquiring units.
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General Description of All Planned Capital Expenditures During the Plan Year

Planned capital expenditures for 2014 are subject to change depending on the outcome of the pending and planned disposition
and conversion with THA’s RAD application. If THA’s RAD application is approved, 50% of THA’s units will be converted to RAD
immediately and the other 50% later in the year. Note that public housing units converted to Section 8 assistance under RAD will
no longer receive separate capital funds. The planned conversion of 50% of the portfolio immediately to RAD would reduce the
capital fund grant by 50% and conversion of the remaining units will eliminate the separate capital fund grant. Below is an
explanation THA’s planned uses for any capital funds dollars received in 2014: THA will be using the allocation of Capital Funds
received in 2014 for our Dixon Village property. The funds will be used to replace the vinyl siding with a more sustainable fiber
cement siding, replace the existing windows with more energy efficient vinyl windows and replace the aging roofs. The extent of
the work will depend on the amount of funding received.

I.2.Plan.Leasing

B. MTW Plan: Leasing Information

Planned Number of Households Served at the End of the Fiscal Year

Planned
Planned Number Number of Unit
MTW Households to be Served Through: of Households to Months
be Served* Occupied/
Leased***
Federal MTW Public Housing Units to be Leased 739 8868
Federal MTW Voucher (HCV) Units to be Utilized 3696 44352
Number of Units to be Occupied/Leased through Local, Non-Traditional, 24 288
MTW Funded, Property-Based Assistance Programs **
Number of Units to be Occupied/Leased through Local, Non-Traditional, 36 1032
MTW Funded, Tenant-Based Assistance Programs **
Total Households Projected to be Served

* Calculated by dividing the planned number of unit months occupied/leased by 12.

** 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 PHA should estimate the number of households to be served.

***Unit Months Occupied/Leased is the total number of months the PHA has leased/occupied units, according to unit category during the
fiscal year.
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Reporting Compliance with Statutory MTW Requirements

If the PHA has been out of compliance with any of the required statutory MTW requirements listed in Section II(C) of the Standard MTW
Agreement, the PHA will provide a narrative discussion and a plan as to how it will return to compliance. If the PHA is currently in
compliance, no discussion or reporting is necessary.

NA

Description of any Anticipated Issues Related to Leasing of Public Housing, Housing Choice Vouchers and/or Local, Non-Traditional

Units and Possible Solutions

Housing Program

Description of Anticipated Leasing Issues and Possible Solutions

Public Housing

THA has been working with the local field office on meth contaimanted units. THA has had
a a number of units test postive in 2013 which has increased vacancy rates. THA will work
with the field office to take the units offline but the baseline methodology would still have
THA counting those units. THA is working with the local health department in order to
reduce the number of occurances.

Section 8/ HOP

Funding levels and or market conditions could affect leasing rates in these programs.

11.3.Plan.WaitlList

C. MTW Plan: Wait List Information

Wait List Information Projected for the Beginning of the Fiscal Year

Are There Plans to

Number of  Wait List Open, Open the Wait List

Housing Program(s) * Wait List Type** Households on  Partially Open
& & (s) yp L yop During the Fiscal
Wait List or Closed***
Year
Housing Opportunity Program Section 8 1000 Closed NO
Rapid Rehousing Central Intake 850 Open Open
Youth Housing Central Intake 850 Open Open
Low Income Housing (total) Public Housing 4347 Open Open
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Rows for additional waiting lists may be added, if needed.

* Select Housing Program : Federal MTW Public Housing Units; Federal MTW Housing Choice Voucher Program; Federal non-MTW Housing
Choice Voucher Units; Tenant-Based Local, Non-Traditional MTW Housing Assistance Program; Project-Based Local, Non-Traditional MTW
Housing Assistance Program; and Combined Tenant-Based and Project-Based Local, Non-Traditional MTW Housing Assistance Program.

is a New Wait List, Not an Existing Wait List), or Other (Please Provide a Brief Description of this Wait List Type).

*** For Partially Open Wait Lists, provide a description of the populations for which the waiting list is open.

** Select Wait List Types : Community-Wide, Site-Based, Merged (Combined Public Housing or Voucher Wait List), Program Specific (Limited by
HUD or Local PHA Rules to Certain Categories of Households which are Described in the Rules for Program Participation), None (If the Program

Public Housing-All Populations

If Local, Non-Traditional Housing Program, please describe:

Special Housing Services-Youth and Young Adults-The county is operating a program to house homeless youth and young adults.
The county does all of the admissions through a centralized intake process. The program is being operated within the parameters
of PIH Notice 2011-45.

Rapid Rehousing Program- The county is operating a local-non tradtional program using the rapid rehousing model. THA is acting
as the grantor and the county as the grantee. Those who receive housing are chosen by using the county's centralized intake
process.

THA is in the process of creating a partnership with the local community college. A third party would handle the admissions for
this program but it would be for homeless community college students. THA would not enact this program without MTW
approval.

If Other Wait List Type, please describe:

N/A

N/A

N/A

If there are any changes to the organizational structure of the wait list or policy changes regarding the wait list, provide a narrative
detailing these changes.

THA converted the voucher waitlist to the HOP waitlist
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SECTION I1l: PROPOSED MTW ACTIVITIES

Proposed MTW Activities

Statutory Obijective

Reduce Cost and
Proposed MTW Activity Achieve Greater

Cost Effectiveness

Encourage Self- Increase Housing
Sufficiency Choices

Calendar Year 2013 (January 1, 2014 to December 31, 2014)

17. Re-proposed Housing
. X X
Opportunity Program
21. Local Asset Building Activity X
22. Exclude Student Income X X
23. Learn to Succeed X X
24. MTW Security Deposit X

17. Re-proposed: Housing Opportunity Program (HOP): (See appendix G for explanation of
populations this policy applies to).

THA is re-proposing this activity because additional authorizations are being sought. All
changes to the activity including requested authorizations have been bolded and underlined.
THA proposes the following changes to the HOP program.

o Allow for longer voucher times if needed and change the length of lease periods- If a
THA client needs longer than the traditional voucher lease up time, THA would extend
the time a HOP client could search for a unit. It would be on a case by case basis.
THA would also allow for lease periods shorter than one year. This may become
necessary in the administration of the program if a HOP client has less than one year
left on their time limit and decides to move to a new unit. Currently, PHA’s require a
lease of one year with a new lease up.

o Create a streamlined review process that may include only running EIV’s. Because the
program utilizes a fixed subsidy, THA will begin having clients self-certify to income
in the HOP program. Income would be verified at the time of new admission and at
the end of a client’s five year time limit. THA will begin doing all reviews online for
HOP in order to cut back on the time and expense of processing annual reviews.
Tenants will be mailed instructions on how to access the review documents online.
They will be asked to report on household composition and to self-certify to income in
the online review. THA will pull EIV’s for each household and will report the higher
income of either the EIV or self-certified income. THA has completed time studies and
believe this method could cut back an annual review time by 75%. THA would assist
any households unable to use a computer and offer paper forms if necessary.
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e Allow residents to lease up in shared housing facilities or from relatives. All units would
receive an HQS inspection to ensure they are safe, decent and sanitary.

e THA will ensure that all units leased would not be overcrowded. Any unit leased would
have to meet local occupancy standards.
e THA would use a shared housing calculation for any households that rented a room in a
house.
e THA would only allow a household to lease up in a relatives unit if they were suffering a
hardship. That would include:
e A household that cannot lease up because of poor credit.
e A household that would rely on the relative to help with childcare.
e A household with bad rental history that has remediated the root causes for the
bad rental history.
e A household that cannot lease because of a poor criminal history that has shown
proper rehabilitation.

THA would draft a brochure that would explain landlord tenant law and also inform both
parties that special rules or regulations would not be allowable just because they are
relatives. The brochure would be distributed to both the landlord and the tenant in any
housing situation that THA approves that allows a tenant to rent from their relative. If THA
found out of any situation where landlord tenant law was being broken, THA would
terminate the HAP contract and allow the voucher holder to search for a new unit.

¢ Income qualifications for participation in the program will be 50% AMI and below

e THA will change the definition of elderly to 57 for only the HOP program.

e A household would income out of the program once they reach 80% AMI- They
would receive a 90 day notice.

After receiving MTW approval in January, THA worked on the policy chapter for the
Administrative plan. During that process, staff concluded that the changes above would
make the program easier to administer and more helpful to our clients. THA has listed the
new authorizations below in that applicable section.

This program will only apply to households admitted after HUD approval of THA’s 2013 Annual
MTW Plan. Anyone receiving tenant based-voucher assistance after that time will be admitted to
the Housing Opportunity Program (HOP) described in this activity.

THA proposes a new rent reform program for all new admissions to the tenant based program
starting upon HUD approval of THA’s 2013 Annual MTW Plan. The program will be a fixed
subsidy time limited Housing Opportunity Program (HOP). All new admissions to the HOP
program will be on a fixed subsidy. That includes senior/disabled households. Work-able
households will have a five year time limit on their assistance. Senior/disabled households will not
have the time limit applied. These households would have annual reexaminations so THA can
monitor the earned income and compare it to its other programs. There will be no interim exams
allowed in this program. THA will not allow port outs for this program except for domestic
violence issues covered by VAWA and Reasonable Accommodations. The goal is to help our
participants achieve true self sufficiency by assisting them with their housing needs for a specific
term. This will incentivize our participants to focus on securing better employment and prepare
them for a better future. Families will be given notices at every annual recertification indicating
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the number of years remaining on their term limited subsidy along with continuous referral services
to a variety of available resources. THA will still report these households in PIC.

THA will be replacing many standard forms including the Voucher (OMB NO 2577-0169) and the
Housing Assistance Payment Contract (HAP contract) with THA forms that will meet the needs of
the new program. This list is not exhaustive and THA will change forms and documents as needed
to efficiently administer this new subsidy program. If THA alters a HUD form, the agency will
remove any OMB numbers or HUD language and change it to a THA form.

The time limits will be five years (for workable households only). The fixed subsidy will be set at
50% of the payment standards. (See below):

SUBSIDY AMOUNT

Voucher Size 1 2 3 4 5

Proposed MTW
Subsidy Amount (50% 390 486 709 798 921
of payment standards)

Relation to Statutory Objective:

The activity addresses the MTW statutory objective to give incentives to families with children
whose head 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. It will also allow THA to increase housing choice by issuing more vouchers than it
could previously. Not having complex rent calculations or interims will also be more
administratively efficient.

Anticipated Impact:

The anticipated impact of this activity is an increase in participation in self-sufficiency activities by
participants. The time limit of assistance will encourage families to get involved in many services
referred by the Agency to aid in the path to self-sufficiency. This could result in participants
seeking better employment or removing barriers to better opportunities. Some residents may use
this as an opportunity to prepare themselves for home ownership by saving funds or repairing
bad credit. THA anticipates it will help reduce costs and achieve greater cost effectiveness in
federal expenditures because the subsidy will be fixed. That will eliminate the need for complex
rent calculations. Because subsidies will be turned over more rapidly, THA anticipates serving
more households off the waitlists in the future. Allowing households to rent from relatives could
result in situations where the relative/landlord could try to impose rules on the tenant/relative
that are not consistent with landlord tenant law. THA will develop brochures for any client
that rents from a relative to educate them on the situation.

Anticipated Schedule:

THA anticipates implementing the program for all new admissions in January of 2013.

Baselines, Benchmarks, and Metrics:
THA proposes to use metrics from HUDS proposed standard metrics menu
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Benchmark

Unit of Measurement Baseline Benchmark Achieved?
$4180 $1,1019 me have
CE#1 Total cost of completing dollars ($0 | for the
recertifications in dollars (decrease). saved 2014 HOP TBD 2014 completed
. . any HOP
baseline) reviews .
reviews
CE#2 Total time to complete HOP 0 hours 49 hours TBD 2014 | We have
reviews in hours (decrease) for HOP not
reviews completed
any HOP
reviews.
CE# 3Average error rate in completing 70%- 10% TBD 2014 We have
Annual Reviews (decrease) not
completed
any HOP
reviews .
CE#5 Rental Revenue in dollars (increase( | $283 per $311 per
household household
traditional | in HOP
Section 8 program!
SS# 1. Average earned income of
households affected by this policy in $12,372 $13,609 TBD TBD
dollars
SS #3: Increase in Positive Outcomes in
Employment Status Unit of Measurement
Employed Full Time 0 30 TBD in TBD in
households | 2014 2014
employed
full time-
work-able
in 2014

! Based on a 10% increase
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Employed Full-Time % 0 25% in
2014
Employed Part Time 0 40 TBD in TBD in
Households | 2014 2014
Employed
Part-Time
in 2014
Employed part time % 33% TBD in TBD in
2014 2014
Enrolled in an Educational Program 0 24 TBD in TBD in
2014 2014
Enrolled in an Educational Program% 0 20% TBD in TBD in
2014 2014
Enrolled in Job Training Program 0 24 TBD in
2014
Enrolled in Job Training Program % 0] 20% TBD in TBD in
2014 2014
SS# 4 Number of households receiving 0 60 or less TBD in TBD in
TANF assistance (decrease). by the end | 2013 2014
of 2014. benchmark.
SS#5 Number of households receiving 0 24 TBD in TBD in
services aimed to increase self-sufficiency 2014 2014.
(increase).
SS#6 Average amount of Section 8 $604 for $460 for TBD in TBD in
and/or 9 subsidy per household affected | traditional | HOP 2014 2014
by this policy in dollars (decrease). section 8 households
SS#7 PHA rental revenue in dollars $283 $311 TBD in TBD in
(increase). 2014 2014.
SS#8 Number of households transitioned | O 2 TBD in TBD in
to self-sufficiency (increase). (Number of 2014 2014.
households who reach 80% AMI or
higher)
HC#3 Average applicant time on wait list | 2.85 years | 2 years TBD 2014 TBD 2014

in months (decrease).

Data Collection Process and Proposed Metrics to

Obijectives:

Measure Achievement of Statutory

THA will use our VisualHomes software to extract the information to track these metrics. All
information will be imported into a scorecard for easy access and recording.

Description of Authorization or Regulation Waived:
Attachment C (D) 2 (a) (d) New Avuthorizations: Attachment C Section D.1.a, D.1.b, D.1.¢, D.1.f,

D.1.g, D.3.a,D.4, B.3

Additional Information for Rent Reform-

THA has added some new authorizations to this activity for 2014. THA does not anticipate

the new activities negatively effecting clients to the point where a new hardship policy would

need to be created. THA will keep the current hardship policy in place. THA will implement a
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five year term limit with fixed subsidy, on housing assistance for applicants pulled from the
Housing Opportunity Program (HOP) waiting list beginning on January 1, 2013. Fixed income
households will be included in the fixed subsidy but not time limits. This activity matches well with
THA’s goal is to help our participants achieve true self sufficiency by assisting them with their
housing needs for a specific term. This will incentivize our participants to focus on securing better
employment, save for a home and prepare them for a better future. Families will be given notices
at every annual recertification indicating the number of years remaining on their term limited
subsidy and will be given resources and assistance to move them towards their goals.

Participant Impact —

The subsidy provided will be fixed and work-able households will be timed off the program after
five years. The average number of years that current participants have been on our program is
8 years. The proposed fixed subsidy was calculated by looking at our current payment standards
and the average HAPS by bedroom size. THA will use a shallower subsidy in order to issue more
HOP subsidies. The table below shows our current payment standards, average HAPS for each
voucher size and THA'’s proposed fixed subsidy. THA will monitor lease up rates, time of lease
ups and use opportunity mapping to ensure households are able to find safe, decent and sanitary
housing.

1
Proposed MTW Subsidy

Amount (50% of 390 486 709 798 921
payment standards)

Average HAP currently ($492 |$633  |$940  $1,040 $1,095 ‘

As a % of payment
standard

THA Payment
Standards

63% |65% 66% 65% 60%

$780 ($973 $1418 $1596 ($1843

The five year term limit will create a sense of urgency in our participants and help them define
their goals and work towards self-sufficiency. At the initial HOP subsidy briefing, THA will have
employment/education partners present. All households who are receiving a HOP subsidy will
have the opportunity to set an appointment with a local employment/education professional for
an initial assessment before leaving. THA will also have other partnering employment agencies at
the briefing to match families up with employment services. Families will find the unit search
process simplified due to the fixed subsidy amounts. The fixed subsidy will eliminate the utility
allowance and make it is simpler for households to know what subsidy they have. It also prepares
them for future apartment searches and teaches them to budget and choose their unit wisely. THA
will also let residents lease up in units that might not traditionally be approved by a housing
authority. All units would have to pass HQS, but this change will open up the housing
choices available to the persons on the program.

e All units would receive an HQS inspection to ensure they are safe, decent and sanitary.

e THA will ensure that all units leased would not be overcrowded. Any unit leased would have
to meet local occupancy standards.

e THA would only allow a household to lease up in a relatives unit if they were suffering a
hardship. That would include:
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a) A household that cannot lease up because of poor credit.

b) A household that would rely on the relative to help with childcare.

c) A household with bad rental history that has remediated the root causes for the bad
rental history.

d) A household that cannot lease because of a poor criminal history that has shown
proper rehabilitation.

THA will no longer refer to a voucher but use the term HOP subsidy. Households will be issued a
document stating what the subsidy is for their housing search. THA will end participation for any
household that reaches 80% AMI or more at any point they are in the program. At that
point, the household will be seen as a success and given a 90 day notice that assistance will
end.

Agency Impact -

THA anticipates serving more families with our MTW funds as participants are termed out

hence decreasing the wait time for assistance for the families on our waiting list. There is a
tremendous demand for assistance. THA will also be able to serve additional households because
of the shallower subsidy being used in the Housing Opportunity Program. THA anticipates issuing
20 additional HOP subsidies each year in addition to the HOP subsidies that will be used to fill
numbers due to attrition.

The fixed subsidy will also result in administrative efficiencies due to the reduction in staff hours

spent on the recertification process. The annual income and other data will still be reported and
EIV will be pulled..

Hardship Policy # 2—

A hardship policy has been established for work-able households of the Housing Opportunity
Program that defines the circumstances under which households may request an extension to the
term limit. Families that would like to request a term limit extension need to apply eight months
prior to the end of term. A committee will be established to review each request and the families
will be provided an opportunity to present justification for their request. If approved by the
committee, a three month extension may be granted to the family. Since there will not be time
limits for senior/disabled households, there will be no hardship policy for that population.

21. Local Asset Building Activity
Description of MTW activity:

THA will partner with the Bill and Melinda Gates Foundation (BMGF) to create a program to
encourage and support student success. THA will use the BMGF funding to support planning and
development of the Scholar Incentive Program. The incentive program will be aimed at improving
academic achievement, graduation rates and college preparation/enrollment. The program will
identify a series of pay points for engaging in specific activities tied to academic success, or
achieving specific academic outcomes. These activities and achievements will help students succeed
in school, graduate with a 2.0 or higher grade point average, and take necessary college
preparatory coursework. In turn, these achievements will help qualify students for use of
Woashington State’s College Bound Scholarship.
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Foundation support will pay for staff, supplies, and development of a data collection system to
both manage and evaluate the program. THA will contribute a 1:1 cash match to pay the cash
incentives to students. Multiple partners will provide advising, academic support and mentoring
for Scholar Incentive participants.

This proposal will support student success, and help us learn more about effective strategies to
increase student engagement in learning and student achievement through use of carefully
targeted incentives. The project will target THA public housing and Housing Choice Voucher
middle-school aged students who are enrolled in the College Bound Scholarship program.

The Scholar Incentive Program will provide students with incentive funds that will be tied to a
series of pay points for engaging in activities, or achieving outcomes, that will help students
succeed in school and graduate with a 2.0 or higher grade point average, while taking necessary
college prep coursework, so that they are prepared to use the College Bound Scholarship to
pursue higher education.

THA would spend up to $150,000 on this activity in the form of incentives to students in the
program. If the activity starts before MTW approval, THA would use non MTW funds for the
savings accounts. THA would reimburse non-MTW funds once approval is granted. The pay
points would not be counted as household income. Below is an example of the pay points that will
be used in the program. Because the list is extensive by grade, the full document is attached as
an appendix.

Incentive

deposited

in Incentive

student's paid

saving directly to
INCENTIVES for Students 7' Grade. acct student
Initial deposit to open savings account $50 $50
Maintain a 2.0 or better GPA (annually) $15

Signing up and attending a college prep or
mentoring program such as: CSF, TRiO, MIP,
Brotherhood/Sisterhood and maintain a 90% or
better monthly attendance $170 $15 $200
Complete summer academic enrichment program.
At least 2 weeks, 4-5 days a week, 4-6 hours a

day. $50 $100 $150
Volunteer work in community (organized activity
with adult program coordinator). 30 hours/year. $85 $15 $100
Complete Financial Literacy Class and deposit a
minimum of $5 in savings consistently for 6 months. $100 $100
Total annual incentive a 7th graders can earn: $470 $130 $600

Relation to statutory objective:
This activity serves the MTW statutory objective to give incentives to families trying to become
economically self-sufficient. This activity will give incentives to children and young adults in
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federal housing programs to succeed in their academic pursuits. Education is the key to ensuring
that the children and young adults of federal housing programs do not also end up needing
assistance in adult years.

Anticipated impacts:

THA projects that this activity will significantly increase the success of children and young adults
academic pursuits who live in THA assisted housing. Educational attainment is a key indicator of
likely success and self-sufficiency.

Anticipated Schedule:
THA would fully implement this activity in 2014.

Baselines, Benchmarks and Metrics:
THA has chosen the following metrics out of the HUD standard metrics menu.

Unit of Measurement Baseline Benchmark Outcome Benchmarks Achieved?

SS#2 Average amount of

savings/escrow of households $0 TBD in .
affected by this policy in dollars $250 2014 New program TBD in 2014
(increase)

Data Collection Process and Proposed Metrics to Measure Achievement of Statutory
Obijectives:

THA will use our community services software Tracking At A Glance to track the data. It will be
reported on a yearly basis to HUD.

Description of Authorization or Regulation Waived:
Standard MTW Agreement: Attachment C Section B.1.b., B.1.b.iii, B.1.b.viii

Agency’s Board approval of policy:
This policy will go to the board at the September 2013 board meeting.

22. Exclude Excess Income from Financial Aid for Students

Description of MTW activity:

To further encourage self-sufficiency among participants and streamline administrative processes,
THA proposes to modify the administration of the full-time student deduction by excluding 100
percent of a student’s financial aid.

Relation to statutory objective:

Reduce cost and achieve greater cost effectiveness in Federal expenditures. Provide incentives to
families with children where the head of household is working, seeking work, or is preparing for
work by participating in job training, educational programs, or programs that assist people to
obtain employment and become economically self-sufficient.

Anticipated impacts:
THA projects that more individuals will choose to go to college or finish their degrees because of
this activity.
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Anticipated Schedule:
THA would fully implement this activity in 2014.

Baselines, Benchmarks and Metrics:
THA has chosen the following metrics out of the HUD standard metrics menu.

Benchmarks
Achieved?

Unit of Measurement Baseline  Benchmark Outcome

CE#1 Total cost of task in dollars

(decrease) $1050 $0 TBD TBD

CE#2 Total time to complete the

task in staff hours (decrease) 50 0 i T8D

SS#3 Number of households
enrolled in an educational program | 192 202 TBD TBD
(receiving financial aid)

SS#3 Number of households
enrolled in an educational program | O 5% TBD TBD
(receiving financial aid) as a %

Data Collection Process and Proposed Metrics to Measure Achievement of Statutory
Obijectives:
THA will use its housing software to track this data.

Description of Authorization or Regulation Waived:
MTW Agreement Attachment C, Section C (11), Section D (2) (a), Section D (3) (a)

Agency’s Board approval of policy:
This policy will go to the board at the September 2013 board me