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Section I: Introduction

Mission Statement: To provide affordable, well maintained rental housing to qualified low and very 
low income families. Priority shall be given to working families, seniors, and the disabled. Tenant self 
-sufficiency and responsibility shall be encouraged. Programs shall be self-supporting to the maxi-
mum extent feasible. 
 

Background: The Housing Authority of the County of Tulare (HATC) was established in 1945. It ini-
tially sought to provide affordable housing for returning WWII veterans and their families. However, 
since its establishment, it has incorporated numerous different programs into its housing portfolio. 
These programs are funded by various types of agencies that include the US Department of Housing 
and Urban Development (HUD), the US Department of Agriculture (USDA), the Tax Credit Allocation 
Committee of the State Treasurer’s Office (LIHTC), California’s Rental Housing Construction 
Program (RHCP), HOME, City Redevelopment Agencies (RDA) and other local agencies.  
 
HATC is also a current participant of the Moving to Work (MTW) demonstration program. Our mission 
statement was instituted prior to HATC’s participation in the MTW demonstration program. With the 
commencement of the MTW demonstration program, however, we feel better able at providing our 
families necessary tools to establish responsibility and achieve self-sufficiency. At the present, HATC 
provides affordable and well maintained rental housing to nearly 5000 households. We have a solid 
reputation for providing safe and affordable housing to low and very low income families within Tulare 
County 
 
HATC entered into its first MTW demonstration program contract with HUD in May 1, 1999. This report 
spans the 2010 fiscal year (July 1, 2009 to June 30, 2010). In this report we discuss current goals, 
operating information, non-MTW HATC programs and activities, long term MTW objectives and plans, 
proposed MTW activities, ongoing MTW activities, agency performance and evaluation, and the 
sources and uses of our funding. 
 
Goals and Objectives: HATC has established specific goals and objectives for its employees and its 
company which include: 

1. Reducing cost by achieving greater cost effectiveness in federal expenditures. 
2. Increase incentives for families to seek employment, meet educational goals, or to participate in 

job training programs to achieve economic self-sufficiency. Decrease incentives for families to fail 
to report or underreport income by establishing fixed subsidies. 

3. Increase housing choices for program participants 
4. Increase productivity and work quality by reducing calculation errors and unnecessary work vol-

ume. 
 

HATC will further elaborate on how its goals are being met in Section VI: Ongoing MTW Activities. 
 
We believe that the MTW demonstration program permits local agencies flexibility to provide 
assistance that best benefits low income participants.  
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HATC currently administers almost 5,000 units of assistance. This number includes Section 8 Housing 
Choice Vouchers (HCV), Public Housing, Veterans Administrative Supportive Housing (VASH) and 
units funded by different sources. 
 

A. Housing Stock Information 
 
Public Housing: HATC currently owns and maintains 710 MTW Public Housing units. We have not 
purchased any new Public Housing units and we do not anticipate purchasing any during the next 
fiscal year. HATC has not made any significant capital expenditures by development (>30%) and 
does not anticipate making significant capital expenditures by development greater than 30% in the 
next fiscal year. Table 1 shows our Public Housing Stock: 
 

Table 1 

Complex Location  No. of Units Leased Vacant

30‐1A Cutler 24 24 0

30‐1B Cutler 6 6 0

30‐2 London 20 19 1

30‐3 Cutler 25 24 1

30‐4 Goshen 20 20 0

30‐5 Dinuba 80 78 2

30‐7 Woodlake 25 23 2

30‐8 Traver 10 10 0

30‐10 Tulare 75 74 1

30‐11 Woodlake 5 5 0

30‐12 Tulare 50 49 1

30‐15 Visalia 36 34 2

30‐16 Visalia 74 74 0

30‐17 Porterville 65 63 2

30‐19 Visalia 69 67 2

30‐20 Tulare 50 49 1

30‐21 Tulare 30 30 0

30‐24 Porterville 46 45 1

Total MTW Public Housing Units  710 694 16

HUD FUNDING

MTW PUBLIC HOUSING as of 06/30/2010

 
 
Section 8 Housing Choice Voucher Program (HCV): As of June 30, 2010, HATC had a total of 
2,837 MTW vouchers allocated of which 2,744 were leased, making our lease up percentage 
96.72%. At the present time, HATC does not have any project based vouchers. The 2009/2010 MTW 
Plan provides for implementation of a project-based component of the Housing Voucher Program.  We 
anticipated constructing a new tax credit complex where we would enter a contract and establish thirty 
project based vouchers at that location. Funding issues have prevented the completion of the 
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construction of this complex and its projected completion date is anticipated to be before the end of 
the 2010/2011 fiscal year. 
 
HATC was also allocated 35 VASH vouchers for its veteran population in order for them to obtain 
affordable housing. As of June 30, 2010, only one of those slots has been utilized. HATC continues 
working with the Department of Veteran Affairs and is optimistic about receiving more client referrals 
that are able to locate and qualify for housing in Tulare County. As mentioned in prior reports, HATC 
continues to maintain four Moderate Rehabilitation Program units which are not counted in the total 
HCV allocations.  
 
Table 2 shows the breakdown of Housing Voucher Units: 
 

Table 2 

Type Allocated Leased

MTW Housing Choice Voucher 2,837 2,744

VASH Housing Choice Voucher 35 1

Moderate Rehabilitation (Mod Rehab) 4 4

Total Section 8 Units  2,876 2,749

HUD FUNDING

SECTION 8 HCV as of 06/30/2010

 
 
Multifamily Housing (HUD): HATC manages, by contract, two Multi-family complexes. One complex, La 
Serena, provides affordable housing for low income families while the other complex, Santa Fe Plaza, 
provides affordable housing for qualified seniors. 
 
Table 3 provides information on these two Porterville based projects: 
 

Table 3

Complex Location  Year Built/Acquired No. of Units

Santa Fe Plaza (Section 8/202) Porterville 1983 105

La Serena (Section 8 New Construction) Porterville 1983 65

170Total Multifamily Units

MULTIFAMILY

HUD FUNDING

 
 
Other Housing Stock (Non-HUD): HATC owns/manages several other properties throughout the 
community funded by various sources. In partnership with Kaweah Management Company (KMC), a 
non-profit affordable development company, HATC has several new complexes in development. 
These new units are being developed using a combination of funds that include LIHTC, HOME, 
RDA tax increment funding, bonds, HATC MTW program reserve funds and HATC administrative 
program reserve funds. Last fiscal year, HATC rehabilitated Court and Paradise, an eleven unit 
apartment complex in the City of Visalia. In addition to the renovation of 11 units; we anticipate 
building an additional nine units on the site which have been approved for 9% tax credits. Once the 
project is complete, the permanent loan, anticipated to be approximately $750,000 for the 20 units, 
will be funded by MTW reserve funds at 4% for 30 years. 
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Complex Location  Year Built No. of Units

Parkwood Manor Tulare 1983 75

Clark Court Visalia 1983 24

Visalia Garden Villas Visalia 1987 60

159Total RHCP Housing Units

RENTAL HOUSING CONSTRUCTION PROGRAM  UNITS

STATE OF CALIFORNIA RHCP FUNDING

Oakwood Apartments, a 20 unit at risk apartment project was acquired in the City of Tulare. The 
project was in the RDA’s target area and the HATC, KMC, and the City RDA worked to secure 
$250,000 of tax increment funds to do renovations to the units and site.  The 20 units were acquired 
for $950,000 or $47,500 per unit.  The funding for the purchase came from the HATC MTW reserve 
funds. 
 
Other acquired units were two 4-plexes acquired in the City of Visalia. The 2 4-plexes, DBA as 
West Oriole Apts., had been foreclosed on and were in the City of Visalia Redevelopment Target 
Area. The 4-plexes were purchased for $360,000 and $365,000. Initial funding came from MTW 
reserve funds; and, the fund was largely reimbursed when the units were financed by our banking 
partner Valley Business Bank at $250,000 per 4-plex at 5% for 25 years. HATC acquired East 
Tulare Apartments, a twelve unit complex in the City of Visalia in conjunction with the County 
Mental Health Department.  The project will be owned by a new 501 non- profit entity TMHSA 
Housing Inc. under the Mental Health Services Act.  There were no MTW Funds involved with the 
acquisition or renovation of this project. 
 
The HATC, KMC, the Visalia RDA, and the Central Valley Regional Center (CVRC) cooperated 
together to acquire a centrally located home that had been converted to a Tri-plex.  The project was 
purchased with the intent of providing housing for the developmentally disabled clientele serviced by 
the Central Valley Regional Center. The final financing for the project came from the City of Visalia, the 
CVRC, and private sources. The project is operating as the Encina Tri-plex.  
 
Additional projects are still in the works and will be completed in future years. Following are tables 
4-8 delineating our other housing stock and their various funding sources: 
 

Table 4 

Complex Location  Year Built/Acquired No. of Units

Terra Bella FLC Terra Bella 1977 14

Sonora Tulare 1985 52

Linnell FLC Visalia 1938/1967/1972/1977 191

La Puente Visalia 1980 15

Woodville FLC Woodville 1938/1967/1977 178

450Total Farm Labor Housing Units

FARM LABOR HOUSING STOCK

USDA FUNDING

 
 

Table 5 
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Table 6 

Complex Location  Year Built/Acquired No. of Units

Gateway Village II Farmersville 2009 16

Cypress Cove Tulare 1993 52

Westport Village Visalia 1989 25

Fairview Village Visalia 1994 8

Willowbrook Visalia 1996 10

Kimball Court Visalia 2000 95

Court & Paradise Visalia 1980‐2008 11

Parkside Court Woodlake 2007 24

241Total Tax Credit Housing Units

LIHTC STOCK

CALIFORNIA TAX CREDIT ALLOCATION  FUNDING

 
 

Table 7 

Complex Location  Year Built/Acquired No. of Units Funding Sources

Linmar Apartments Dinuba 1982‐1992 48 USDA

Gateway Village Apartments Farmersville 2008 48 USDA/CTCAC

Sultana Acres Sultana 1992 36 RHCP/CTCAC

Oakwood Tulare 2009 20 MTW/Tulare RDA*

North E Street Tulare 1963/1980 1 HATC Non‐Profit

Blain Units Tulare/Porterville 1984‐2001 14 HATC Non‐Profit

Robinwood Court Visalia 2007 10 HOME/Visalia RDA

Millcreek Parkway Visalia 2008 70 Visalia RDA

West Oriole Visalia 2010 8 MTW/Visalia RDA**

Tracy Court Visalia 2010 3 HATC Non‐Profit

North Jacob Visalia 1958/1993 1 HATC Non‐Profit

South Crenshaw Visalia 1983/1995 1 HATC Non‐Profit

Myrtle Court Visalia 1998/2008 32 HATC Non‐Profit

Encina Triplex Visalia 1945/2008 3 Visalia RDA

County Center Visalia 1974/2010 1 HATC Non‐Profit

East Tulare Avenue Cottages Visalia 1979/2009 22 RHCP/CHFA/Tulare RDA

Transitional Living Center Visalia 1966/2005 32 Visalia RDA

Village Grove Farmersville 1984‐2009 48 USDA/CTCAC/BOND

Poplar Grove Poplar Grove 2003 50 USDA/CTCAC

Millcreek Parkway Visalia 2008 70 Visalia RDA

Total Mixed Funding Units 518

MIXED FUNDING UNITS

 
*See next page  
** See next page 
  



 

 
Housing Authority of the County of Tulare Page 6 Moving To Work FY 2010 Annual Report 

Section II: General Operating Information 

Table 8 

Complex Location 

Estimated 

Completion No. of Units Funding Sources

Exeter Family Exeter 2012 49 TBD

Lindsay Senior Apartments Lindsay 2011 72 USDA/CTCAC

Tule Vista Tulare 2011 57 USDA/CTCAC/BD/Tul RDA/MTW***

Cross & West Streets Tulare 2011 49 USDA/CTCAC

Tulare NSP Tulare 2011 5 Tulare RDA/NSP/MTW

Goshen & Lovers Lane Visalia 2013 TBD CTCAC

232Total Future Housing Units

FUTURE HOUSING STOCK

FUNDING SOURCES

 
 
* The HATC board approved the use of MTW reserve funds in the amount of $950,000 to purchase the twenty (20) unit 
Oakwood project in the City of Tulare Redevelopment Area in cooperation with the RDA, who authorized the use of funds 
to be granted to Kaweah Management Company, nonprofit corporation managed by the HATC.  MTW Flexibility allowed 
for the quick closing of this project to help fight blight in the City of Tulare. Contributions of MTW funds to these projects 
are authorized through HATC’s approved of MTW Activity #5, Development of Additional Affordable Housing, which 
makes use of the ’Broader Uses of Funds’ authority in HATC’s Attachment D of the Standard MTW Agreement. 
 
** West Oriole consisted to two fourplexes that were in foreclosure.  They are located in the City of Visalia Redevelopment 
Target Area.  The HATC board approved funding from MTW program reserves in the amount of $365,000 per 4-Plex. 
After acquisition the 4-plexes were financed by a local banking partner Valley Business Bank in the amount of $250,000 
per 4-plex at 5% for 25 years. The balance of the acquisition, $230,000, came from MTW Funds. Contributions of MTW 
funds to these projects are authorized through HATC’s approved MTW Activity #5, ‘Development of Additional Affordable 
Housing’, which makes use of the ’Broader Uses of Funds’ authority in HATC’s Attachment D of the Standard MTW 
Agreement. 
 
*** The Tule Vista project will be financed by multiple sources.  One source will be MTW Reserve funds in the amount of 
$3,900,000 to be used as a bridge loan during the fifteen (15) year tax credit compliance period.  The project is one of the 
first in the State of California to have approval to convert to home-ownership at the end of 15 years. Once the units are 
sold the sale proceeds will be repaid to HATC. Contributions of MTW funds to these projects are authorized through 
HATC’s approved MTW Activity #5, ‘Development of Additional Affordable Housing’, which makes use of the ’Broader 
Uses of Funds’ authority in HATC’s Attachment D of the Standard MTW Agreement. 
 

B. Leasing Information 
 
Public Housing: HATC has 710 public housing units, all of which are part of the MTW demonstra-
tion program.  Throughout the report year, HATC was able to house 115 new families in our public 
housing units. At the end of the fiscal year, HATC had 694 units leased; representing a 98% lease up. 
Presently, our agency does not anticipate the demolition, disposition, or major rehabilitation of any public 
housing unit that would reduce the public housing occupancy rate. 
 
During FY 2010, 60 families vacated because they reached their five year time limit.  
 
Housing Choice Vouchers: HATC has a total of 2,837 MTW voucher allocations. Of this amount, 
2,744 slots are in use making the utilization rate 96.7%. Throughout FY2010, HATC leased a total of 
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33,423 unit months. Our agency housed 719 new families on the MTW demonstration program during 
the report time frame. HATC received thirty-five voucher allocations for the VASH program and at the 
present only one VASH slot has been used. We also have four units as part of the Moderate 
Rehabilitation program, all of which are under lease. Both VASH and the Moderate Rehabilitation 
program are not part of the MTW demonstration program. 
 
HATC felt the effect of the housing market crisis during FY 2010. HUD re-evaluated and imposed lower 
fair market rents for Tulare County due to lower values brought about by the high number of 
foreclosures. We, in fact, saw a decrease in rental prices which permitted our clients to find and rent 
units in better neighborhoods. The flip side was that several participating landlords of the HCV program 
also lost their properties due to foreclosures, causing their tenants to be displaced.  Many staff hours 
were expended in an effort to recertify all HCV participants negatively impacted by the foreclosure 
problem. In some cases clients that were recertified to move were adversely affected by not being 
able to find substitute housing before their vouchers expired. 
 
There were a total of 251 families that timed out of the HCV program. 
 
HATC currently has no project based vouchers, however, as part of the 2010/2011 Agency Plan, 
HATC requested to utilize its Section 8 reserve account in an effort to help additional families by 
allocating thirty slots of project based Section 8. We plan to use these project based Section 8 
vouchers at a new complex, Tule Vista that is in the process of being constructed. 
 

C. Waiting List Information 
 
Summary: HATC maintains open waiting lists for Section 8 and Public Housing. These waiting lists 
have not been closed in the last twenty years. Before the MTW Demonstration program, it took an 
applicant, on average, five years to reach the top of the Section 8 waiting list. At the present, the av-
erage time on the Section 8 waiting list is four years.  We do not anticipate having to close any of our 
waiting lists in the future and mass purges have not been necessary. 
 
HATC is convinced the main factor in lowering the wait time is the MTW Demonstration program that 
creates additional turnover.  This provides a fairer method of distributing housing subsidies and 
serves to keep waiting lists shorter in duration. 
 
Public Housing: Tulare County has four geographical areas that have their own Public Housing 
waiting lists. An applicant can apply for any or all of the waiting lists. HATC first and foremost gives a 
preference on all waiting lists to Tulare County residents. The other three preferences are elderly, 
disabled/handicap and families with working income. As a result of these preferences, waiting list 
time for Public Housing applicants varies. Applicants that do not fall within any of the preferences will 
remain at the bottom of the waiting list until all applicants receiving preferences are updated. 
 
Housing Choice Vouchers: HATC maintains one Section 8 HCV waiting list for Tulare County. 
HATC provides a local residency preference. Except for Tulare County residency, status on the wait 
list is determined strictly by the time and date of the application. Once applicants reach the top of the 
waiting list they are contacted and if they respond, they are scheduled for an eligibility interview in one 
of our four area offices. The average wait time for the Section 8 waiting list is approximately four 
years. 
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The Waiting List Characteristics are shown in tables 9 and 10: 
 

Table 9 

Race/Ethnicity Hispanic Non-Hispanic Total
Asian 6                           35                   41      
Black 11                         298                 309    
White 5,063                    2,308              7,371 
American Indian 1                           7                     8         
Hawaiian/Other 
Pacific Islander 1                           16                   17      

Grand Total 5,082                    2,664              7,746 

Household Size Elderly/Disabled Family Total
1 1082 512 1594
2 378 1603 1981
3 136 1741 1877
4 44 1176 1220
5 23 589 612
6 10 297 307
7 4 91 95
8 35 35
9 1 16 17
10 1 5 6
11 2 2

Grand Total 1,679                    6,067              7,746 

Sex of Head of 
Household Female Male Total

Households 6,154                    1,592              7,746 

Public Housing  Waiting List Characteristics
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Table 10 

Race/Ethnicity Hispanic Non-Hispanic Total
American Indian 1                           13                   14         
Asian 11                         95                   106      
Black 25                         439                 464      
Hawaiian/Other Pacific Islander 2                           27                   29         
White 8,618                    3,409              12,027 
Grand Total 8,657                    3,983              12,640 

Household Size Elderly/Disabled Family Total
1 1658 830 2488
2 641 2219 2860
3 296 2656 2952
4 157 2031 2188
5 87 1191 1278
6 40 538 578
7 14 192 206
8 1 59 60
9 3 18 21
10 6 6
11 3 3

Grand Total 2,897                    9,743              12,640 

Sex of Head of Household Female Male Total
Households 9,958                    2,682              12,640 

Section 8 HCV Waiting List Characteristics
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This section is not applicable to HATC. We have no Non-MTW Related Housing Authority Information 
to report. 
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Although it’s an oversimplification, HATC’s two main MTW goals are to increase self-sufficiency and 
to simplify program administration.  HATC believes this can best be driven by a change in the rent 
system and imposition of time limits. Abt Associates best summed up the goals of the agency in their 
May 2000 initial monitoring report to HUD, and the goals remain unchanged today: 
“HATC staff consider the principle benefits of their MTW approach to be that it: allows them to better 
serve the working poor; gives tenants an opportunity to retain their savings and benefit from 
increases in income on an ongoing basis; promotes individual responsibility; increases housing 
choice; removes the incentive for fraud and underreporting; is simpler to administer; and provides a 
fairer method of allocating housing resources. 
 

 Serving the working poor. The low median income in Tulare County, coupled with 
QHWRA requirements that target families at or below 30 percent of the area median, 
makes it difficult for HATC to focus its efforts on working families. For example, it is 
impossible for a full-time minimum wage earner in Tulare County to meet this threshold 
unless he/she has a large family (five or more). In addition, although families living 
exclusively on AFDC typically earn less than 30 percent of the area median, welfare reform 
has meant that many families now earn supplemental income through job training and other 
self-sufficiency programs, pushing them above the income limit. MTW has provided the 
agency with a partial solution by lifting the requirements for the course of the 
demonstration. Under MTW, the agency must ensure that at least 75 percent of assisted 
families are at or below 50 percent of the area median at any given time. The remainder 
must be at or below 80 percent of the area median. Agency staff believes that these targets 
allow them to serve the county’s poorest families as well as families that are already 
working or taking steps to gain employment. MTW also helps HATC come closer to 
meeting QHWRA targeting requirements in its WtW and regular voucher programs: when 
possible, the agency diverts higher income families to MTW and enroll those with incomes 
under 30 percent of median to WtW.1 

 
 Incentives for tenants to save and increase their income. HATC’s MTW program 

employs a” carrot and stick” approach to encourage families to achieve self-sufficiency. 
HATC staff believes that a flat rent system provides an incentive for families to increase 
their income because it allows them to keep the full amount of any extra earnings. HATC 
staff anticipates that flat rents and subsidies may initially pose a hardship to new MTW 
families, particularly those with the lowest incomes, but the fact that this burden will 
decrease as incomes go up should act as an incentive for families to seek employment or 
better jobs. Moreover, the elimination of FSS-type escrow accounts under MTW means that 
families are free to spend their savings as they wish. 

 
 Incentives for increasing individual responsibility. The elimination of escrow accounts, 

in addition to giving families greater freedom in their saving and spending decisions, also 
forces families to take greater responsibility for their finances. HATC staff believes that 
escrow accounts provide an artificial sense of security for assisted families, as do utility 
allowances, which have also been eliminated in the MTW program. MTW’s five-year time 
limit on assistance increases the impetus for families to gain employment and self-

                                                 
1 Meeting QHWRA targeting requirements has been a particular challenge for HATC’s WtW program, which targets families that are 
either employed or enrolled in a self-sufficiency program. The agency received an allocation of 400 WtW vouchers in the fall of 1999, 
but as of April 2000 had only succeeded in housing about 100 families.  The agency has requested a waiver of QHWRA targeting 
revisions for its WtW program, but as of the time of this review (May 2000), the waiver had not yet been granted. 
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sufficiency skills as quickly as possible, so that they will be able to afford alternative 
housing once their assistance is terminated. One of the Agency’s hopes for the program is 
that at the end of five years families will have earned and saved enough to purchase a 
home. In Tulare County, where it is still possible to buy a new home for roughly $85,000, 
homeownership is not an unattainable ideal 

 
 Increased housing choice. One of the challenges that HATC faces in its regular voucher 

and WtW voucher programs is meeting the QHWRA requirement that families not pay more 
than 40 percent of their income for rent when they first receive a Section 8 subsidy for a 
particular unit.  Given that incomes in the area are so low, HATC’s Section 8 families find it 
difficult to locate units that both meet HUD’s Housing Quality Standards and are within the 
program limits. Under MTW, the 40 percent rule is waived, allowing families to devote a 
larger percentage of their income to rent should they choose to do so. This provides them 
with greater choice because it allows them to look for housing in higher-rent neighborhoods 
with the expectation that their rent burden will decrease as their earnings rise. Alternatively, 
families are rewarded for finding a less expensive unit by realizing rent savings almost 
immediately, as under the old shopping incentive. HATC staff acknowledges that the 
system of fixed subsidies would not work well in parts of the country with very high rents, 
because the rent burdens on families would simply be too high. 

 
 Disincentives to fraud and underreporting. HATC staff believes that in spite of the 

Public Housing Reform Act’s earned income disregard provision, any system in which rents 
are tied to income provides an incentive for tenants to underreport their income at 
admission and recertification. Tenants also tend find the income verification process 
intrusive and are often reluctant to provide all of the information necessary to make 
accurate rent calculations because they are afraid that it will result in higher rents. By 
untying rents from household income, HATC’s MTW program reduces the incentive for 
fraud and encourages tenants to report their income honestly. This can result in benefits to 
tenants (beyond reducing the anxiety of underreporting) by allowing staff to provide better 
counseling—for example, encouraging homeownership for those within reach of this goal. 

 
 Increased program clarity. HATC argues that a system in which rents are based on 

bedroom size is far simpler to explain to program participants than one that is based on a 
complex calculation of adjusted income. Moreover, it more closely reflects the private 
market system under which most people operate. The flat rent/fixed subsidy system also 
eliminates the phenomenon of different families paying different amounts for the same unit, 
which is a common cause of contention among public housing and Section 8 tenants. 
Finally, with families able to save any extra income they earn but having to be off the 
program within five years, the program’s goals of self-sufficiency and tenant responsibility 
are clear and more readily understood. 

 
 Administrative simplicity. In addition to being easier to understand, the MTW program is 

also simpler to administer, because it eliminates the need for costly and time-consuming 
interim income verifications and recertification’s. Under MTW, income and household 
composition are verified upon admission to determine program eligibility and bedroom size 
and annually for evaluation purposes. This reduces the workload of the eligibility clerks. It 
also provides less room for error as all files contain the same calculations. It is expected 
that if all of HATC’s tenants were on the MTW program, this streamlining of administrative 
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processes would result in significant cost reductions. Further, as the FSS program is 
phased out, the costs of the current accounting and reporting system for resident escrow 
accounts would disappear. Finally, with less incentive for tenants to underreport their 
income, the agency would save on fraud investigations and grievance procedures. 

 
 Fairness. One of the overarching goals of HATC’s MTW approach is that it is a fairer 

means of providing housing assistance. It is very important to the leadership of the agency 
that tenants, staff, and the wider public perceive the program as fair and equitable. A 
system of flat rents and subsidies, they argue, puts everyone on the same initial footing and 
rewards those who pursue employment and other self-sufficiency opportunities. It also 
more closely reflects the private market conditions that most people face. Finally, time limits 
reinforce the notion that rental assistance is not a lifetime benefit but a helping hand to 
families as they move toward employment and self-sufficiency. The time limits on 
assistance, and the expectation that many families will reach self-sufficiency sooner than 
five years, also allow the agency to serve more low-income families.” 

 
 

Finally, additional elements of regulatory relief that have been added over the years of our MTW 
program are all related to the initial goals HATC established at the outset of the program.  The staff 
and board remain committed to continuing a more locally relevant housing program. 
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Section V: Proposed MTW Activities 

HATC has no proposed FY 2010 activities that were not implemented on which to report.  
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Table 11 

Ongoing MTW Activities Approved by HUD 

Activity 
Number  Activity Name

Year Identified/ 
Year 

Implemented  Authorizations 

One 

Administrative Cost 
Savings and Self‐
Sufficiency

1999/ 1999 and 
2008/2009

Attachment C: 
Section C.11, 
Section D.2, 
Section 2 (b), 
and Section F 

Two  
Increase Housing 
Choices  2008‐2009/2008

Attachment C: 
Section D.2 (a) 

Three 

Encourage Self‐
Sufficiency in Pre‐1999 
Families  2009‐2010/2009

Attachment C: 
Section C.11 and 
Section D.2 

Four 
Project Based Section 
8   2008‐2009/TBD

Attachment C: 
Section D.1 (e) 
and Section D.7 

Five 

Development of 
Additional Affordable 
Housing  2009‐2010/2009

Attachment C: 
Section B.1 (b) 
and Section B.2 

 
 
Activity One – Administrative Cost Savings and Self-Sufficiency: From the beginning of the 
MTW Demonstration program, HATC has participated in  activities which help reduce administrative 
errors, increase efficiency and potentially reduce staffing  in an effort to achieve greater cost 
effectiveness in federal expenditures. Those activities are: 
 
1. Fixed proration amounts for mixed family households with ineligible alien status family members (for 

five year program participants), identified 2008 and implemented 2009 

2. Phasing out the Family Self Sufficiency Program (FSS) identified and implemented 1999. 

3. Requiring Section 8 landlords to use the HUD model lease identified and implemented 1999. 

4. Changing the definition of income to include all income into the home of all MTW families’ 
(2008/2009 Plan). Elimination of UAP payments by the establishment of a $0 minimum rent. 
(2008/2009 Plan), identified 2008 and implemented 2009. 

5. Allowing qualified participants to select a flat or fixed medical deduction instead of going through the 
extensive medical expense verification process, identified in 2008 and implemented 2009. 

6. Converting all able bodies families who entered our program after May 1999 to MTW programs with 
fixed rents/subsidies and time limits, planned in 2008 and implemented 2009. 
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HATC implemented a fixed proration amount for mixed families with ineligible alien status members. 
Families on the time limit assistance were the only participants that benefitted from a fixed proration, now 
all elderly and disabled families are able to benefit from the fixed proration amount as well. The prior 
way to asses a proration was unclear with amounts varying from household to household. In an effort to 
be consistent with all assistance recipients, the fixed pro-ration was extended to all households. Public 
Housing occupants pay an additional twenty-five dollars in rent per ineligible family member per month 
while on Section 8. Twenty-five dollars is deducted from the family’s subsidy per ineligible family 
member per month. 
 
HATC phased out the FSS program as of October 2002 as in authorized in the first MTW Contract 
Amendment. As a result that activity will now be omitted from further plans and reports. The contracts 
that were in place for the FSS program have expired with a majority of former FSS program partici-
pants selecting to participate in the MTW Demonstration Program. 
 
HATC continues to require landlords to use the HUD model lease in an effort to conserve time. Be-
fore initiating this activity, the amount of time it took to scrutinize each landlord’s individual lease 
agreement took varying amounts of times. There has been additional time savings because the term 
specified on the HUD model lease is a one year term, making lease terms and time limits easy to 
calculate as opposed to some month-to-month leases that landlords sometimes submitted. Please 
refer to table 12 regarding baseline and benchmark for administrative cost and time savings related to 
not having to review non-standard leases 
 
By changing the definition of income to include “all income into the home of all MTW families”, HATC 
believes it has eliminated the unnecessary process of verifying excluded income. Having to send 
traditional third party verifications to verify excluded income (such as school grants, foster care, 
adoption assistance, etc.) and additionally track those verifications was an extremely time consuming 
process (EIV does not reflect those sources of income). So in essence, that process was eliminated 
by modifying the definition of income. 
 
Eliminating UAP and establishing a minimum $0 rent has done away with a complicated process 
that created an extra amount of work to reimburse a particular client often minimal amounts of money. 
While the amount of UAP payment recipients were few, the process of establishing a UAP, obtaining 
utility verification from the tenant, issuing a monthly check payment for that client and finally mailing 
that check , was time consuming and costly.  This process has now been eliminated. 
 
The establishment of a fixed or flat medical deduction benefits HATC and the client. Various verifica-
tions are sent in order to establish qualifying medical deductions. As is the case when verifying 
excluded income, creating, mailing and tracking the numerous amounts of verifications to give a 
medical deduction is extremely time consuming and because of the meticulous detail of medical 
information, calculating the appropriate medical deduction can be difficult and often error ridden. 
Qualifying participants are allowed to select a flat annual medical deduction of $500. However, those 
participants that feel that their annual expenses would exceed the flat amount and would like to go 
through the traditional verification process are still allowed to do so. Please see table 12 regarding 
baseline and benchmark for administrative cost and time savings.  
 
Converting all able bodied families to the MTW demonstration program has been one of the ultimate 
time saving activities in which HATC has been able to participate.  Our agency converted all its 
welfare -to-work program able bodied participants, all able bodied families on the program before the 
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beginning of the MTW program in May of 1999, and all able bodied participants that ported into Tulare 
County. By allowing only elderly and disabled families to participate in the traditional Section 8 program 
without fixed subsidies or time limits, the number of interims and retroactive rents have decreased the 
level of time that staff needs to dedicate to these activities. 
 
Revisions to Benchmarks/Metric and Data Collection Methodology: 
 
 In the 2009/2010 MTW Plan, the baseline established for this activity was the number of staff positions 
needed to handle the work volume before the MTW Demonstration program and the benchmark was 
the number of staff positions after the inception of MTW. Initially HATC believed that the number of 
staff needed to handle HATC’s work volume would decrease because of newly implemented time 
saving activities. However, HATC has determined this baseline and benchmark to be ineffective. 
 
Staff case load is not limited to MTW programs. Non-MTW housing inventory has increased and as a 
result work volume has increased and additional staff has been hired. Also, extra procedures that 
have been implemented by HUD’s EIV system have added additional time burden on staff. As a re-
sult, we have developed alternative baselines and benchmarks that will measure the amount of time 
savings the MTW Demonstration program is able to provide. Our new baseline is the average amount 
of time spent on interims and retroactive rents calculated at our multifamily project, La Serena 
Apartments, a sixty-five unit family apartment complex. The benchmark for this baseline is the time 
saved by eliminating the need for interims and retroactive rents for the MTW participants paying a flat 
rent or receiving the flat subsidy. We will include the time necessary for our Occupancy Specialist to 
review these files when completed as well.  We believe this will provide an appropriate baseline and 
benchmark because La Serena follows traditional Section 8 program regulations.  Our eligibility clerk 
responsible for performing interims and redeterminations at La Serena as part of her case load will 
start tracking the amount of time spent on interims and calculating retroactive rents. Once this data 
is available, HATC will be able to calculate an appropriate ratio that will reflect an estimated amount 
of time savings for its participants on MTW. Since the clerk has only recently started tracking these 
times (as of February 2011), we are as of yet unable to present appropriate outcomes. These figures 
will be available for our 2011 report. Please refer to table 12 below:  
 

Table 12 

Measurement  Baseline Benchmark Outcome

Achieved 

Benchmark?

Comparison of Traditional HUD 

Regulations in an HATC New 

Construction Project vs 

Streamlines Operations under 

the HATC MTW Program.

La Serena based 

on Traditional 

Section 8 

Regulations        

No Cost Savings

$75,524             

the Cost of one 

Eligibility Clerk II

no data available 

yet
N/A

Activity One: Administrative Cost Savings

 
 
 Also, from the onset of the Tulare County MTW program in 1999, families were being encouraged to 
become self-sufficient.  This objective was to be accomplished through: 
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 1. Fixed rents on the Public Housing program for non-elderly or disabled families 
 2 Fixed subsidies on the Section 8 Program for non-elderly or disabled families 
 3.  A five year time limit on assistance for non-elderly or disabled families. 
 
All of these activities were planned and implemented in 1999. 
 
HATC has collected and stored information for all MTW participants since the onset of the program. 
We store information such as income from their annual or interim reexaminations. This data has been 
used to assess and determine important aspects of our agency like rental amounts and rental 
subsidies.  HATC’s baseline will be a 2010 gross income comparison with Fresno Housing Authorities 
participants. Its benchmark will be the comparison of gross income increases/decreases between 
Tulare and Fresno County for the future plan years. 
 
HATC began receiving the baseline data from the Fresno Housing Authorities in October of 2009. Our 
Agency receives this information on a quarterly basis, but will not have a full year’s worth of data by 
the end of this plan year for a comparison. 
 

Table 13 

Measurement  Baseline Benchmark

Income comparison 

between HATC MTW 

families and Section 8 

participants in Fresno 

County where 

traditional HUD 

regulations are in 

place.

Average beginning 

income amounts for 

the start of the fiscal 

year.

14% increase for Tulare county 

Section 8 participants. 7% 

increase for Fresno county 

Section 8 participants

Activity One: Encourage Self‐Sufficiency in MTW Families

 
 
Activity Impacts and Outcomes: 
 
Since we have just implemented these changes to baselines/metric and data collection methodology, 
we do not have enough information   to determine if the baselines have been achieved or not.  We will 
have this information by the 2011 report and thereafter. 
 
Revisions to MTW Authorizations: 
 
No changes to MTW authorizations were necessary. 
 
HATC is authorized to make  these changes according to the MTW Agreement, Attachment C, Section 
C (11) Rent Policies for Public Housing and Section D(2) Rent Policies for Section 8 Section  2(b), 
Determining the Content of Rental Agreements and Section F .  It was necessary to waive regulations 
for this activity in order to allow establishing rents which are not based on 30% of income, and 
allowing the imposition of time limits on assistance rather than only terminating families when their 
Total Tenant Payment equals or exceeds the contract rent for Section 8 or allowing Public Housing 
families to stay indefinitely paying a flat rent amount.  Further, waivers were needed to require owners 
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to use the Section 8 model lease rather than being allowed to use a lease o their own;  allowing a 
simplified prorated rent calculation for mixed families; allowing changes to the programs definition of 
income, allowing the termination of the FSS Program, and allowing a change to the calculation of 
medical deductions. 
 
 
Activity Two– Increasing Housing Choices: In the 2008/2009 Plan, HATC discussed the neces-
sity of increasing housing choices for program participants. We believed one of the methods to 
increase housing choices was to eliminate the 40% rule for families on the income based program since 
the rule had already been waived for all program participants on the five year program. This new 
change has allowed elderly/disabled program participants to choose units where the rent would 
exceed 40% of their income thus allowing greater housing choices. This activity commenced as of 
January 1, 2009.  
 
Revision to Benchmarks: 
Initially, HATC established the benchmark as the number of program participants that chose the 
fixed subsidy time limit program in order to rent a unit that was 40% of their income. Such participants 
typically would request a Hardship request at the end of their five years citing their elderly or disabled 
status. Since HUD approved HATC’s request to abolish the 40% rule, the benchmark has become 
ineffective as a form of measurement. As a result, HATC has developed a new baseline and 
benchmark. In the 2009 MTW Report, HATC had mentioned establishing this baseline at thirty-six (36) 
elderly/disabled participants, however, that information was inaccurate and the number in that report 
should have zero as shown in the baseline section of table 14.    
 

Table 14 

Activity Two: Increasing Housing Choices 

Measurement   Baseline  Benchmark Outcome 
Achieved 

Benchmark?

Number of 
elderly/disabled 
participants paying 
over 40% of their 
income prior to waiver 
versus number of 
families paying over 
40% of their income 
after waiver.   

 Zero non‐MTW 
families over 40% of 
their income 
towards rent. 

   40 non‐MTW families 
paying over 40% of 
income towards rent. 

Ninety‐six (96) 
elderly/disabled 
participants 
paying over 40% 
of income FYE 
2010 

Yes 

 
Revisions to Methodology: 
 
No Revisions to methodology were required 
 
Activity Impacts and Outcomes: 
 
The benchmarks were achieved because additional families were able to choose units they would not 
have been allowed to rent without MTW waivers of the 40% rule.  This increased their housing 
choices. 
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Revisions to MTW Authorizations: 
 
No revisions to MTW authorizations were required. 

 
This initiative is authorized by our MTW Agreement, Attachment C, Section D (2) a.   Waivers to the 
regulations now allowing families to pay more than 40% of their income on the Section 8 Program 
were necessary to permit this activity for families moving and starting a new contract. 
  
 
Activity Three– Encourage Self-Sufficiency and Transition of Pre-1999 Families to MTW: From 
inception of the MTW program in May, 1999, HATC has worked to encourage all of its MTW program 
participants to become self-sufficient.  HATC did not, however, require that able-bodied families 
participate in the MTW program at that time.  Those families were allowed to choose whether they 
wanted to participate in the MTW Program, or remain in the mainstream program. 
 
The MTW Demonstration Program was designed to motivate able bodied families to work, seek 
work, participate in job training, and go back to school. We promoted those activities at the onset of 
the program by establishing the following: 

1. Establishing fixed rents for our non-elderly and non-disabled Public Housing participants. 

2. Establishing fixed subsidies for our non-elderly and non-disabled HCV participants. 

3. Imposing a five year time limit on assistance for all non-elderly and non-disabled families for HCV 
and Public Housing. 

 
In 2009 HATC reviewed its MTW Program policies with an eye to requiring pre-1999 able-bodied 
families who had not chosen to convert to MTW to do so.  At the time there were only 99 families 
remaining who had not voluntarily converted to MTW.  In discussions with the HATC Board of 
Commissioners, it was felt that these families also needed to be encouraged to be self-sufficient; and, 
therefore after a public hearing, HATC included in their 2009-2010 Plan a requirement that all pre-
1999 able-bodied families convert to the MTW program under the same conditions as post-1999 
families, meaning flat rents and time limits would be imposed. 
 
HATC has collected and stored income data on all MTW participants since the onset of the program 
from annual or interim reexaminations. This data has been used to assess and determine important 
aspects like rental amounts and rental subsidies. In our 2009/2010 MTW Plan, we established a new 
baseline and benchmark to measure the success of the proposition that incomes of pre-1999 families 
on the MTW demonstration program would increase after conversion  
 
Revisions to Benchmarks/Metrics: 
 
The benchmarks and metrics have not changed; we are simply comparing incomes for HATC families 
with a different group of families on traditional HUD regulations. 
 
Revisions to Methodology: 
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Since we no longer have income based rent payers in our public housing and voucher programs, we 
turned to our neighbors to the north, Fresno County for comparison data.  Please refer to table 15 
below: 
 

Table 15 

Measurement  Baseline Benchmark Outcome Achieved Benchmark?

Income comparison 

between HATC MTW 

families and Section 8 

participants in Fresno 

County where 

traditional HUD 

regulations are in 

place.

Average beginning 

income amounts for 

each group effective 

the start of the fiscal 

year.

11% increase for 

Tulare county Section 

8 participants. 7% 

increase for Fresno 

county Section 8 

participants

N/A

This activity was 

implemented in 

October of 2009, 

therefore a year's 

worth of data is 

unavailable for 

comparison at this 

time

Activity Three: Encourage Self‐Sufficiency in Pre‐1999 Families

 
The data provided by the Housing Authorities of the City and County of Fresno is ideal because 
Fresno County is very similar to Tulare County demographically. Resident profiles and economic 
opportunities for both agencies have shown to be comparable. The Housing Authorities of  the City and 
County of Fresno do not participate in the MTW demonstration program therefore, HATC hypothesizes 
that HATC program participants will see a greater increase in income due to   their inclusion in the  
MTW program.  
 
HATC has isolated the pre-1999 families and will use their data for this activity.  However, we began 
receiving the baseline data from the Fresno Housing Authorities in October 2009, and due to timing of 
approval of the 2009-2010 plans, the first pre-1999 families were not converted until October 2009.  
Because the methodology requires a full year of data and we did not have the data from Fresno until after 
the start of this plan year, insufficient information exists at this time to make a comparison, but will be 
included in the 2011 report. 
 
Activity Impacts and Outcomes: 
 
Since we have not had a full year of information from the Fresno Housing Authorities, we have not been 
able to see if our benchmarks have been met and what the outcome has been.  We will have this data 
in the 2011 report and thereafter. 
 
Revisions to MTW Authorizations: 
 
There have been no revisions to MTW authorizations used for this activity. 
 
These items are permissible according to the MTW Agreement, Attachment C, Section C(11) for public 
housing and Section D(2) for Section 8.  It was necessary to waive regulations for this activity in order 
to allow establishing rents which are not based on 30% of income, and allowing the imposition of time 
limits on assistance rather than only terminating families when their Total Tenant Payment equals or 
exceeds the contract rent for Section 8 or allowing Public Housing families to stay indefinitely paying 
a flat rent amount. 
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Activity Four– Project Based Section 8: In our 2009-2010 MTW Plan, HATC discussed building of 
thirty single-family units in the city of Tulare that would allow HATC to participate in the Project Based 
HCV program for the first time. This complex, Tule Vista, is being built in conjunction with the City of 
Tulare Redevelopment Agency. 
 
There have been no revisions to Benchmark/Metrics or Data Collection Methodology. 
 
Activity Impacts and Outcomes and Achievement of Benchmark: 
 
The first benchmark was achieved as HATC was able to save time and money by streamlining the 
process for using Project-based vouchers on this project without the usual RFP and proposal 
evaluations.  
 
Tule Vista was stalled in construction because of financing issues, but finally broke ground in October 
2010. It is projected to begin lease up by June 2011. We will be able to evaluate the second 
benchmark of this activity when the project is completed. 
 
HATC is authorized to undertake such an initiative by its Moving to Work Agreement, Attachment C, 
Section D (1)(e) and D (7).    These sections allow HATC to us an alternate process for selecting 
projects in which to use Project Based vouchers.     
 
Revisions to MTW Authorizations: 
 
 There have been no revisions to MTW authorizations for this activity. Waiving the limitation on only 
allowing 25% of units in a complex to be project based is allowed by the MTW authorizations.   In this 
instance only, this project by Kaweah Management Company was considered for this subsidy, 
consisting of more than 25% of the units, in order to make the project financially feasible.  Kaweah 
Management Company is the non-profit development partner of HATC. As such, HATC developed 
two separate benchmark and baselines to measure the activity’s success. Please see tables 16 and 
17 on next page. 
 

Table 16 

Measurement  Baseline Benchmark Outcome

Achieved 

Benchmark?

Normal Project Based 

Section 8 Proposal 

Preparation and review 

versus a streamlined process 

without a RFP or 

competition. 

Time and cost of normal 

Project Based Section 8 

proposal preparation and 

review: Fifty (50) hours 

at a cost of $4,238. 

Time and cost of 

streamlined process 

expected tp be used 

without RFP or 

competition: Fifteen 

(15) hours at a cost of 

$1270.

Ten (10) hours 

used at a cost 

of $847.

Yes

Activity Four: Project Based Section 8 
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Table 17 

Measurement  Baseline Benchmark Outcome

Achieved 

Benchmark?

Allowable number of 

Project Based Section 8 

vouchers versus number 

allowed in the previous 

MTW plan

Allowable number of 

units for Project 

Based Section 8: 25% 

of a 57 unit project‐ 

Fourteen units (14)

Thirty (30) units with 

Project Based Section 8
Zero (0)

No, project is 

not constructed 

yet

Activity Four: Project Based Section 8 (Increase Housing Choices)

 

 
Activity Five– Development of Additional Affordable Housing: In its 2009/2010 MTW Plan, 
HATC proposed to partner with non-profit agencies in order to develop additional affordable housing 
choices using Section 8 and Public Housing funds. Please see table 18 below for baseline and 
benchmark:  
 

Table 18 

Measurement  Baseline Benchmark Outcome

Achieved 

Benchmark?

Additional number of 

housing units built as a 

result of funding 

flexibility.

Zero (0) Twenty (20)

Twenty‐eight 

(28)             

See Table #7 

Oakwood and 

Oriole Units

Yes

Activity Five: Development of Additional Affordable Housing

 
 
Revisions to Benchmarks/Metrics or Data Collection Methodology: 
 
There have been no revisions to baselines/metrics or data collection methods for this activity. 
 
Activity Impacts and Outcomes and Achievement of Benchmark: 
 
The benchmark for this activity has been achieved because additional affordable housing has been 
developed using MTW money which would not have been allowed without the flexibility of Attachment 
D of the MTW Agreement.  Therefore, additional low income families have been housed in affordable 
housing. 
 
This activity is authorized by Attachment C, Sections B 1 b and 2 allowing for combining of funding 
and partnerships with non-profit agencies.    These waivers are necessary to use Section 8 and 
Public housing funding for non– Section 8 and 9 of the 1937 Housing Act activities 
 
Revisions to MTW Authorizations: 
 



 

 
Housing Authority of the County of Tulare Page 24 Moving To Work FY 2010 Annual Report 

Section VI: Ongoing MTW Activities 

Contributions of MTW funds to these projects are authorized through the ‘Broader Uses of Funds’ 
authority in HATC’s Attachment D of the Standard MTW Agreement. This is an additional 
authorization cited for this activity. 
 
MTW Hardship Policy: The following is HATC’s hardship policy. 
 
The Housing Authority recognizes that substantial, unforeseen hardships may arise, such that fami-
lies cannot pay their full rent. In such cases, the families may apply to the Housing Authority for re-
lief. Relief may consist of deferral of a portion of the rent. The Housing Authority shall consider 
such a request, taking into consideration other local resources available to the family. Such requests 
must be in writing, stating the reason for the hardship, and the expected duration. Consideration will 
be given for hardship when a family has suffered a catastrophic change, which caused the death, 
illness or long-term disability of an adult family member, which resulted in the loss of income to the 
family. These families will be referred to CSET for an assessment of options and links to other com-
munity resources for recovery. A contract will be signed with the family stipulating the change to 
their Moving-to-Work assistance and the steps the family will take to work toward self-sufficiency. 
The contract will specify the amount by which the family’s public housing program rent will be de-
creased, and for what duration. The amount by which the rent will be changed will be determined by 
Housing Authority staff on a case-by-case basis. If all possible wage earner(s) for a family become 
(s) permanently disabled, the family will be changed to a traditional income-based program with no 
time limit. 
 
In cases where a CSET evaluation is not possible or productive, and where there are still possible 
wage earners, the hardship request will be presented to a Hardship Committee made up of commu-
nity citizens who have sufficient knowledge of the MTW program to make informed decisions as to 
the disposition of rental assistance for such families. Decisions of the Hardship Committee will be 
final. 
 
This policy is not intended to apply to seasonal-income fluctuations, nor minor or temporary reductions 
of income. 
 
Since the commencement of the MTW Demonstration Program, HATC has had a total of eighty-
seven hardship requests. Participants are allowed to request more than one hardship so the total 
number includes second and third time requests. During FY 2010, we had a total of nineteen 
requests. These requests solicited different types of actions such as requesting to be converted to the 
income based program or requesting additional time on the program. Families that submitted these 
requests had medical problems or they felt that they did not have enough income to pay the total 
contract rent. 
 
Of the nineteen requests, seven families were converted to our income based program without a time 
limit, five families were given a one year extension, two families were denied, three were referred to 
CSET, and the committee took no action on two families. CSET is a local agency that also tries to 
promote self sufficiency by offering services such as job training and job placement. 
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The only difference between planned sources of funding, and actual usage of funding was the 
stimulus money received during the plan year.  Attached are the forms showing planned activities and 
actual expenditures during the Plan year. For the fiscal year ended June 30, 2010 the MTW single-
fund budget option was not utilized.  The agency does not plan on submitting budgets as single fund. 
 

Table 19 

REVENUE (SOURCES) BUDGET ACTUAL VARIANCE VARIANCE %
HCV Program HAP 16,227,405.00$         16,454,067.93$         226,662.93$           1%
HCV Program  Admin  Fee 1,864,707.00             1,913,153.66             48,446.66               3%
Dwelling Rent Income 2,974,164.00             2,983,275.40             9,111.40                 0%
Public Housing Capital Fund    267,282.00                418,496.00                151,214.00             57%
Public Housing Operating Fund   (1) 1,548,178.00             1,207,182.80             (340,995.20)            -22%
Miscellaneous Income (2) 30,000.00                  39,448.32                  9,448.32                 31%
Investment Income 500,369.00                1,429,066.87             928,697.87             186%

TOTAL REVENUE 23,412,105.00$         24,444,690.98$         1,032,585.98$        4%

EXPENSES (USES)
Administration & General Expense 2,570,056                  2,476,100                  (93,955.79)              -4%
Utilities 512,054                     501,347                     (10,707.36)              -2%
Operation & Maintenance 1,836,780                  2,131,594                  294,813.80             16%
Housing Assistance Payment 14,307,639                13,402,752                (904,886.54)            -6%

TOTAL EXPENSE 19,226,528.76$         18,511,792.87$         (714,735.89)$          -4%

OPERATING INCOME/LOSS 4,185,576                  5,932,898                  1,747,321.87          42%

Reserve Draw down (unrestricted) -                             -                             -                          -                

NET INCOME/LOSS 4,185,576.24$           5,932,898.11$           1,747,321.87$        42%

2) Miscellaneous Income of $39,448 consists of tenants' maintenance charges, pet fees and legal fees

CONSOLIDATED SOURCES AND USES OF MTW FUNDS
FISCAL YEAR 2010

1) Total operating funds of $1.578 mil.  The Year end operating fund of $217,175 was requisition but not received before the 
year end cut off.

3)  The Housing Authority did not receive any funds or expend any funds for Non-MTW Housing Choice Vouchers for the 
fiscal year ended 6-30-2010.  
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Section VII: Sources and Uses of Funds 

Table 20 

REVENUE (SOURCES) BUDGET ACTUAL VARIANCE VARIANCE %
RENTAL INCOME 1,851,965.00$           1,859,441.00$          7,476.00$               0%
OTHER SOURCES 1,005,000.00             1,014,356.00            9,356.00                 1%
INTEREST INCOME 16,092.00                  6,154.00                   (9,938.00)               -62%
MISCELLANEOUS 14,433.00                  11,862.00                 (2,571.00)               -18%

TOTAL REVENUE 2,887,490.00$  2,891,813.00$ 4,323.00$      0%

EXPENSES  (USES)
ADMINISTRATIVE & GENERAL EXPENSES 654,381.00                773,241.00               118,860.00             18%
UTILITIES 255,581.00                234,640.00               (20,941.00)             -8%
OPERATIONS & MAINTENANCE 517,991.00                566,225.00               48,234.00               9%

TOTAL EXPENSE 1,427,953.00$  1,574,106.00$ 146,153.00$  10%

OPERATING INCOME/LOSS 1,459,537.00             1,317,707.00            (141,830.00)           -10%
TRANSFER TO RESERVES 640,844.00                703,077.00               62,233.00               10%
CAPITAL/LONG TERM  IMPROVEMENTS 400,000.00                488,948.00               88,948.00               22%

NET INCOME/LOSS 418,693.00$     125,682.00$    (293,011.00)$ -70%

CONSOLIDATED SOURCES AND USES OF USDA FUNDS
FISCAL YEAR 2010

 
 

Table 21 

REVENUE (SOURCES) BUDGET ACTUAL VARIANCE VARIANCE %
GRANTS 126,006.00        126,006.00  -                   0%
RENTAL INCOME 311,859.00        308,427.00  (3,432.00)         -1%
INTEREST INCOME 2,036.00            2,363.00      327.00             16%
MISCELLANEOUS 7,184.00            4,999.00      (2,185.00)         -30%

TOTAL REVENUE 447,085.00        441,795.00  (5,290.00)         -1%

EXPENSES  (USES)
ADMINISTRATIVE & GENERAL EXPENSES 207,785.00        216,340.00  8,555.00          4%
UTILITIES 44,234.00          43,812.00    (422.00)            -1%
OPERATIONS & MAINTENANCE 140,386.00        141,155.00  769.00             1%

TOTAL EXPENSE 392,405.00        401,307.00  8,902.00          2%

OPERATING INCOME/LOSS 54,680.00          40,488.00    (14,192.00)       -26%
TRANSFER TO RESERVES 42,908.00          17,676.00    (25,232.00)       -59%

NET INCOME/LOSS 11,772.00          22,812.00    11,040.00        94%

CONSOLIDATED SOURCES AND USES OF STATE & LOCAL FUNDS
FISCAL YEAR 2010
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Section VII: Sources and Uses of Funds 

Table 22 

REVENUE (SOURCES) BUDGET ACTUAL VARIANCE VARIANCE %

RENTAL INCOME 220,500.00     234,171.87     13,671.87        6%
INTEREST INCOME 100.00            79.00              (21.00)              -21%
INVESTMENT INCOME 100,000.00     179,577.00     79,577.00        80%
MISCELLANEOUS 1,700,000.00  1,751,056.00  51,056.00        3%

TOTAL REVENUE 2,020,600.00  2,164,883.87  144,283.87      7%

EXPENSES  (USES)
ADMINISTRATIVE & GENERAL EXPENSES 450,000.00     471,353.00     21,353.00        5%
UTILITIES 14,000.00       15,679.00       1,679.00          12%
OPERATIONS & MAINTENANCE 620,000.00     594,598.00     (25,402.00)       -4%

TOTAL EXPENSE 1,084,000.00  1,081,630.00  (2,370.00)         0%

OPERATING INCOME/LOSS 936,600.00     1,083,253.87  146,653.87      16%
TRANSFER TO RESERVES 17,676.00       17,676.00       -                   0%
DEPRECIATION 105,000.00     105,345.00     345.00             0%

NET INCOME/LOSS 813,924.00     960,232.87     146,308.87      18%

CONSOLIDATED SOURCES AND USES OF CENTRAL OFFICE COST CENTER FUNDS

FISCAL YEAR 2010

 
 
The Housing Authority has been involved in numerous activities that involve the cooperation and 
partnership between Kaweah Management Co the HA affiliated non- profit and other affordable 
housing builders and developers.  Attached to this report as Appendix D is a listing of the projects 
being worked on by the Housing Authority.  
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Section VIII: Administrative

Deficiencies have not been cited or observed in any of our monitoring visits, physical inspections, or 
other oversight visits during the report year. 
 
As part of the administrative procedures of the MTW Plan, HATC did not do any specific evaluations 
or assessments with regards to the MTW Demonstration program. 
 
All Capital Fund activities were included in the MTW Block Grant. 
 
The agency certification, that the agency has met all three of the statutory requirements, is included as 
Appendix A of this report. 
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Appendix A: Board Resolution Adopting Report
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Appendix A: Board Resolution Adopting Report
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Appendix B: Capital Fund and Budget 
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Appendix B: Capital Fund and Budget 

1
2
3
4
5
6
7
8
9

10
11
12
13
14
15
16
17
18
19
20
21
22
23
24
25
26
27
28
29
30
31
32
33
34
35
36
37
38
39
40
41
42
43
44
45
46
47
48

A B C D E F G H I J K

Budget Actual Budget Actual Budget Actual Budget Actual Budget Actual
Family / Elderly Family Family Family Family
Scattered Site?
Age
Recently Renovated?
Units 710 195 205 199 111
 Unit months available 8,520             2,340          2,460       2,388           1,332          
Average Bedroom Size
% Occupancy 67% 66% 69% 65% 65%
Unit Months Occupancy 5,686.0          1,551.0       1,705.0    1,561.0        869.0          
Unit Months Mod Vacancies
REVENUE
Dwelling Rentals $2,974,162 $2,983,275 $803,024 $765,848 $862,507 $897,069 $832,765 $830,984 $475,866 $489,374
Non-dwelling Rentals 2,982             2,460           805               748             865            681            835               662            477               369          
Transfer from Capital Fund (1406) -                128,799       -                39,162        -             35,681       -                34,636       -                19,320     
Investment Income 314,000         768,549       84,780          226,057      91,060       215,721     87,920          209,337     50,240          117,434   
Other Income 374,865         1,456,563    102,956        378,942      108,236     343,877     105,068        435,759     58,606          297,986   
Total Revenue $3,666,009 $5,339,646 $991,565 $1,410,757 $1,062,668 $1,493,029 $1,026,588 $1,511,378 $585,189 $924,482
EXPENSES
Administrative Salaries 416,517$       448,208$     115,547$      119,668$    125,422$   126,135$   103,879$      130,586$   71,668$        71,819$   
Benefits 166,589         163,515       47,689          39,982        48,956       47,289       41,845          52,653       28,100          23,591     
Legal 13,888           13,724         3,750            1,294          4,028         3,807         3,889            7,705         2,221            917          
Staff Training 10,000           1,369           2,700            396             2,900         426            2,800            20              1,600            527          
Travel 10,224           5,991           2,760            1,530          2,965         1,782         2,863            1,765         1,636            914          
Audit 6,220             2,583           1,680            627             1,802         774            1,743            750            995               432          
Administrative Other 106,500         114,980       29,232          21,005        30,757       25,950       29,857          46,571       16,654          21,454     
Total Administrative $1,360,654 $750,370 $203,359 $184,503 $216,830 $206,163 $186,876 $240,050 $122,874 $119,654
Gas 4,516             5,882           1,219            1,411          1,310         1,646         1,264            1,823         723               1,002       
Electric 53,676           46,882         14,493          8,260          15,566       18,761       15,029          14,737       8,588            5,123       
Water 206,524         195,576       55,761          67,454        59,892       34,314       57,827          70,091       33,044          23,718     
Sewer 221,435         228,797       59,787          54,218        64,216       78,284       62,002          60,321       35,430          35,974     
Total Utilities $486,151 $477,137 $131,260 $131,343 $140,984 $133,005 $136,122 $146,972 $77,785 $65,817
Maintenance Salaries 358,783         424,909       94,588          91,107        99,049       134,775     114,114        142,194     51,032          56,833     
Benefits 207,905         225,315       54,434          55,220        58,318       65,538       65,258          71,858       29,895          32,698     
Maintenance Materials 423,272         397,944       105,818        82,508        105,818     116,109     105,818        147,008     105,818        52,319     
Maintenance Contracts 586,006         690,345       158,222        123,092      169,942     234,571     164,082        234,172     93,760          98,510     
HUD Cap - soft cost -                128,799       -                39,162        -             35,681       -                34,636       -                19,320     
Total Maintenance $1,575,965 $1,867,311 $413,062 $391,089 $433,126 $586,674 $449,273 $629,869 $280,505 $259,679
Insurance 56,914           56,953         15,632          13,827        16,433       17,065       15,952          16,533       8,898            9,528       
PILOT 79,832           82,202         22,661          20,242        21,759       23,524       22,193          24,119       13,219          14,318     
Bad Debt Expense 25,475           18,378         6,878            1                 7,388         1,101         7,133            13,945       4,076            3,331       
Total General Expenses $162,221 $157,533 $45,171 $34,069 $45,580 $41,691 $45,278 $54,596 $26,193 $27,177
Total Expenses $2,954,276 $3,252,351 $792,851 $741,004 $836,519 $967,532 $817,549 $1,071,487 $507,356 $472,328
Cash Flow from Operations $711,733 $2,087,295 $198,713 $669,753 $226,148 $525,497 $209,039 $439,890 $77,832 $452,155

AMP 817 P'VILLEAMP 815 VISALIAAMP 812 TULARE

Housing Authority of the County of Tulare
Public Housing Site Budgets
July 1, 2009 to June 30, 2010

AMP 805 DINUBATotals
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Appendix D: MTW Leveraging
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Appendix D: MTW Leveraging

 
 

Myrtle Court Project 
 
Eight (8) Foreclosed 4-plexes (32 units) all in the same cul-de-sac that has a total of 12 
4-plexes. (All 2 & 1) 
 
Acquisition & Financing plan (Leveraging) 
City NSP I funds after acquisition & rehab by Kaweah Mgmt. Co. (a 501c3). 
City pulled NSP I funds in favor of Homeownership program. 
Financing was secured from HATC bank TARP funds at 4.75% fixed for 10 years 25 
year amortization. 4-plexes appraised for $70,000 per unit and LTV of 70%. 
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Appendix D: MTW Leveraging

 
 

Village Grove Apartments 
 

48 Unit Senior USDA Project Acquisition & Rehab 4% Tax Credit 
 
Financing By: 
USDA Loan $1,000,000 
Citicorp Loan $1,200,000 
Kaweah Mgmt. Co. (a 501c3) GAP financing $700,000 
 
Project was purchased from Regional Bank who had foreclosed on the project many 
years early and was holding the property until the end of the 15 TC compliance period. 
The project was purchased for $1,560,000 but that included $384,000 in replacement 
reserves and operating funds of $70,000. Kaweah Mgmt. Co. controls the project 
which kept the $454,000 of cash and we did about $1,070,000 of rehab work. 
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Appendix D: MTW Leveraging

 
 

Oakwood Apartments 
 
20 units 
1, 2, 3, & 4 bedroom units 
 
Financing Plan 
Acquisition Project HATC & Kaweah Mgmt. Co. (a 501c3) 
City Home funds $250,000 for rehab. 
 
Project in foreclosure $950,000 
City Home funds $250,000 
Total Costs $1,200,000 ($60,000 pu) 
 
$950,000 was approved in MTW Plan for the project purchase and to provide the 
permanent financing. Project will pay 5% interest on Loan. Project fully occupied at 
acquisition and during rehab. 
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Appendix D: MTW Leveraging

 
 

Gateway Village I & II 
 
64 units 
2, 3, 4 bedroom units 
 
Joint Venture with Private Developer & HATC & Kaweah Mgmt. Co. (a 501c3) 9% 
TCAC with USDA& Local City Providing additional financing of $200,000. HATC 
provided $200,000 GAP funds, developer fees earned by Kaweah Mgmt. Co. of approx 
$600,000. 
 
Kaweah Mgmt. Co. maintains ownership of project at end of TCAC compliance period 
and is MGP of all projects. HATC works with local cities to help with building & design 
issues and provides local ownership & management. HATC & Kaweah Mgmt. Co. get 
30% of project developer fees. 
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Appendix D: MTW Leveraging

 
 

Parkside Court Apartments 
 
24 units 
2, 3, 4 bedroom 
 
First TCAC project to be built in this community. 
 
9% TCAC & USDA 515 funds. Permanent financing Citibank. 
 
Kaweah Mgmt. Co. (a 501c3) is managing general partner with HATC providing the 
management services. 
 
HATC provided GAP financing for permits & fees and land developments. Fully repaid 
after completion. 30% developer fee earned. 
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Appendix D: MTW Leveraging

 
 

Kaweah Management Co 
West Oriole 

 
2 Foreclosed Fourplexes 
Two (2) bedroom (2)bath units at 1185sq ft with fireplaces. 
Two (2) bedroom (1) bath units at 1005sq ft with fireplaces. 
 
All units have attached garages and semi private rear yards with a center court yard. 
Master planned community requires one management company for all units and one 
Landscaper per CC&R's. 
 
Properties were built and first sold in 2006 for $695,000. Owner had lost them in 
foreclosure but was trying to hold out in Bankruptcy court. Contacted Lender and 
Bankruptcy Court and bought both 4-plexes all cash deal for $360,000 each. Just too 
good a deal to pass up. 
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Appendix D: MTW Leveraging

 
 

Aspenwood & Beechwood Homes 
 
Project is Joint venture with City of Tulare Redevelopment Agency who had NSP I 
funds approved in application with the County of Tulare. They were struggling getting 
the project off the ground in time so we responded to their RFP. 
 
Project is planned to purchase at least 3 existing foreclosures and build 2 brand new 
houses in qualifying census tracts to be used as long term rentals. 
 
Kaweah Mgmt. Co. (a 501c3) will be the property owner and funding was approved at 
$687,500 for the project. It does require Davis Bacon Prevailing wages so it adds some 
complexity to getting the rehab work done. HATC & Kaweah Mgmt. Co. front the 
purchase money and then are repaid with the NSP funds. 
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Appendix D: MTW Leveraging

 
 

Tule Vista Project 
 
Financing plan 
This project was approved to be a 15 year rental project with the homes to be sold to 
qualifying families at the end of the 15 year tax credit compliance period. The HATC 
MTW loan of $3,900,000 will be repaid at the end of the 15 year period (when the 
homes are sold) with a "loan distribution" of an additional $1,755,000 for a total of 
$5,655,000. The City has committed up to $75,000 of deferred first time homebuyer 
financing per unit and their loan and land is subordinate to the HATC. The average 
sale price per unit only needs to be approximately $142,500 in 15 years to cover the 
permanent debt and HATC portion. First project we know of to be approved like this in 
California. The Long term debt is from the New Issue Bond Program NIBP that was 
approved in 2009. 
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Appendix D: MTW Leveraging

Tax Credit Financing 800,752$               Total Land Costs 385,000$              

HATC Loan 374,952$               Total Acquisition Costs ‐$                       

Tulare RDA Loan 2,835,000$           New Construction and/or Rehabilitation 11,222,177$        

Tulare RDA Land Loan 385,000$               Construction Contingency 800,000$              

TCAC ARRA Loan 861,504$               Financing Costs 665,781$              

Other ‐$                        Architecture & Engineering 450,000$              

Deferred Costs 223,971$               Other Soft Costs 1,077,520$          

Deferred Contractor Profit ‐$                        Developer Fees 2,100,356$          

Deferred Developer Fee 2,100,356$           Soft Cost Contingency 100,000$              

Construction Loan 9,443,270$           Reserves 223,971$              

Total Source of Funds 17,024,805$         Total Use of Funds 17,024,805$        

Tax Credit Financing 4,003,384$           Total Land Costs 385,000$              

Permanent Loan 3,000,000$           Total Acquisition Costs ‐$                       

HATC Loan 3,900,000$           New Construction and/or Rehabilitation 11,222,177$        

Tulare RDA Loan 2,835,000$           Construction Contingency 800,000$              

Tulare RDA Land Loan 385,000$               Financing Costs 665,781$              

TCAC ARRA Loan 2,153,759$           Architecture & Engineering 450,000$              

Other ‐$                        Other Soft Costs 1,077,520$          

Other ‐$                        Developer Fees 2,100,356$          

Other ‐$                        Soft Cost Contingency 100,000$              

Deferred Developer Fee 750,000$               Reserves 223,971$              

Total Source of Funds 17,027,143$         Total Use of Funds 17,024,805$        

Tule Vista Sources & Uses

Sources of Funds Uses of Funds

CONSTRUCTION PHASE

Sources of Funds Uses of Funds

PERMANENT PHASE
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Appendix D: MTW Leveraging

 
 

Dinuba Euclid Village 
 
57 Units 
2, 3, 4 Bedroom 
 
HATC & Kaweah Mgmt. Co. (a 501c3) acquired land at a cost of $570,000 and took to 
Joint Venture Developer Partner to do TCAC application etc. 
 
Land costs plus interest to be repaid as part of the construction financing and Kaweah 
Mgmt. Co. will be MGP and earn 30% of the developer fee. The project broke ground 
and has the streets and pads developed at this time. This project has USDA financing 
of $1,000,000, USDA RA for 26 units Home funds of $2,000,000 plus the TCAC credit 
equity. The unit design is pretty much the same as others with some minor site 
configuration changes due to two playgrounds for this project. 
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Lindsay Senior Apartments 
 
72 1 bedroom 1 2 bedroom 
 
Financing Plan 
 
USDA 515 funds, Home funds, TCAC 9% approved, Kaweah Mgmt. Co. (a 501c3) 
Construction GAP Financing, 
 
New project design for HATC. This is a Two-Story project with elevator designed 100% 
for seniors. We believe that the need in the community is extremely strong for this type 
of project but it is a very low income community. We don't have any units in this area 
and really felt we needed to make an entrance to this market. Ground breaking should 
take place in 90 days. 
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East Tulare Ave Cottages 
 
12 Units 
 
Financing Plan 
HATC & Dept of Mental Health Services had been looking to work together again on 
another project for mentally disabled tenants. This project was across the street from a 
current site and offered many advantages because of proximity to current project. 
 
Project was acquired for $795,000 and is to be paid for and funded with CaIHFA 
funding. The total approved by CaIHFA to cover acquisition, rehab and operating funds 
is $1,540,000. The interest rate is one-half of one percent. (.5% interest for 30 years). 
This is a very difficult process to get approved. DMHS paid for consultant. 
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Encina TriPlex 
 
Three (1) bedroom units in Historic registered home in downtown Visalia. 
 
Home was built in the 40's and was converted to a Triplex in the 70's. Of course the 
proper paper work was not done by the owner nor was the work to do the conversion 
approved by the City until after the completion. There were major structural issues with 
the work. This was a project for the developmentally disabled with the Central Valley 
Regional Center (CVRC). 
 
The City of Visalia agreed to do the long term financing of the project $325,000, CVRC 
paid for all the rehab work ($550,000), plus they secured another $250,000 from one of 
the tenants trust accounts. Kaweah Mgmt. Co. (a 501c3) is the owner of the project. 
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East Kaweah Triplexes 
 
Purchase of 2 foreclosed and condemned triplexes. 
 
Kaweah Mgmt. Co. (a 501c3) & City Financing 
 
Kaweah Mgmt. Co. bought both Triplexes for $240,000 (about the value of the lots), 
with the idea of a major renovation project. City committed $480,000 of 
Redevelopment funds to reimburse Kaweah Mgmt. Co. for purchase of $240,000 and 
another $240,000 for renovation. After much review it has been determined that it is 
cheaper to tear down the Triplexes and reconstruct Two Fourplexes on the Site and 
meet all the new City planning and design ideas. 
 


