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Section I: Introduction

THA recognizes that the pandemic, and impacts stemming from it, are far from over. The immediate impacts of the pandemic included households
being affected by the virus and residents becoming increasingly behind on rent. More recently, the emergence of supply chain issues and rising
inflation have impacted the cost of living. As a result of mortgage rate increases more people have re-entered the rental market, exacerbating an
already limited supply of housing. Through all this, THA’s residents and stakeholders have been and continue to be the most impacted.

Thus, in 2023, what grounds THA's initiatives is its desire to serve as a stabilizing force for residents and community stakeholders. Moreover, THA
will focus our energies on increasing access to housing, increasing the amount of available housing for low-income families, deepening housing
affordability, and helping customers on our programs thrive.

To do this work, it requires taking a step back and aligning systems, when possible, to maximize impact for our residents and Tacomans facing
housing instability. In 2023, THA will further align itself with other housing and service systems, including investing THA time and resources in
Coordinated Entry so we can strive to have a single point of entry into all housing programs in Tacoma. Furthermore, we are invested in
developing a systems-level strategy that connects residents with existing educational and apprenticeship pathways. This work, which includes
aligning with community goals, data sharing, and building capacity to scale current promising approaches, is being done in partnership with
the Foundation for Tacoma Students.

THA will also continue to build on its evaluative and improvement-focused ethos so we can continue to better serve the community. The last
two years led to the redesign of major programs, including the Housing Opportunity Program (HOP). Previously in its former program design,
HOP was time-limited in nature and subsidies did not adjust when households lost income. This subsidy model, in combination with an
increasingly competitive rental market, delivered less successful outcomes than traditional income-based and non-time limited vouchers,
especially for Black, Indigenous, and other People of Color (BIPOC) households. As a result, THA felt this pivot back towards vouchers was
necessary. Staff have done a heroic job initiating the transition to the first rounds of households; in 2023, it will be our focus to ensure
implementation stays on track so that we can eventually start monitoring outcomes and ensure households are indeed becoming more housing
stable in light of this programmatic shift.

THA is also continuing to adapt in our Housing Hilltop development project, a project that will become one of THA’s largest affordable housing
developments in 20 years since Salishan. In 2023, THA will be making large development decisions that aim to keep at the forefront the intent
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of the project and to meet the community’s goals, while also being financially sustainable and maximizing limited resources to bring more
affordable housing into the neighborhood and City.

We are springing into 2023 with a refreshed energy. THA staff are inventive problem solvers and with that comes creative solutions. That
embodies the lifeforce of MTW for us and we are excited for what 2023 will bring.
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A. LONG-TERM GOALS & OBJECTIVES

The strategic objectives identified below advance THA’s mission to provide high-quality housing and supportive services to people with low
incomes, with a focus on those facing the greatest marginalization. We strive to do this in ways that accomplish two other aims. First, we seek to
help people succeed, not just as residents but also, as our vision statement and strategic objectives contemplate, as “parents, students, wage
earners and builders of assets”. Second, we seek to help the City of Tacoma develop equitable affordable housing opportunities. We aim to help
build a Tacoma that is a place that households of all incomes, races, and compositions, experience as “safe, vibrant, prosperous, attractive, and
just.” Ultimately, Tacoma Housing Authority drives for a community commitment to housing as a human right.

As we look toward the next several years, we will set goals, metrics, and strategies to support the four goals:

Increase the amount of available housing for low-income families

e Inthe next 5 years:
o Add at least 500 new units of affordable housing through development or partnerships.

o Purchase at least 200 housing units that can be prioritized for voucher holders.
o Rehabilitate and or refinance at least 100 units of existing housing to improve quality of life for tenants and long-term viability of
the property.
e Inthe next year, develop a process or program for THA customers to purchase homes.

Increase Housing Access & Stability

e Maintain a 98% occupancy rate or higher in THA’s portfolio.

e Maintain THA’s MTW requirement to serve substantially the same number of customers.

e Inthe next year, decrease the number of households on THA programs paying more than 40% of their income for housing.
e Inthe next 2 years, increase the percent of households able to secure housing with a voucher from 55% to 60%.

e Within 3 years, develop a strategy for measuring customer (housing recipients, landlords, vendors, etc.) satisfaction and publish
baseline data.
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Embed Principles of Diversity, Equity, Inclusion & Belonging (DEIB) in THA’s programs, culture & priorities

e |nthe next year, in an effort to increase accessibility and ease of doing business with THA, increase the number and percentage of THA
invoices paid within 30 days from the date of invoice and work to reduce the barriers to disadvantaged business enterprises.

e Inthe next year, review where and how to set goals related to the use of Universal Design.

e Inthe next 2 years, increase the percentage (by number and dollars) of minority and women-owned businesses receiving contracts or
direct purchase requisitions with THA and/or on projects paid for with THA funds.

e Inthe next 3 years, review THA policies and practices related to housing, procurement, and employment and revise them to make them
more equitable.

Make THA a great place to work

e Inthe next year, increase THA retention from 79% to 85%.

e Inthe next year, increase the number and hours worked of THA residents and low-income Tacomans hired into THA jobs and THA-
funded work.

e Inthe next year, increase the number and percentage of THA staff earning a housing wage.

e  Within two years, develop a strategy for measuring staff satisfaction and publish baseline data.
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B. SHORT-TERM GOALS & OBIJECTIVES

The pandemic is requiring us to continually relearn and adjust the ways we do our work. That work includes managing a large and varied portfolio
of properties that houses marginalized households; paying rent on behalf of thousands of voucher holders to hundreds of landlords; completing
large, complicated real estate projects; and providing supportive services to an increasingly stressed population of clients.

In 2023, THA will continue to respond to the community’s needs while leveraging MTW flexibility to:

Increase the Amount of Available Housing for Low-income Families

e We will focus efforts on projects that are financially feasible and/or can be accomplished with partners.
e THA will focus on acquiring housing units to add to THA’s portfolio.
o THA will explore ways it can use MTW flexibility to make homeownership options available to its customers.

Increase Housing Access & Stability

e Transitioning HOP households to the traditional HCV voucher helps deepen affordability for households whose rents would have been
unaffordable if their incomes decreased.

e THA has established a regular schedule for analysis to ensure THA’s payment standards are keeping pace with the market, enabling
households to secure housing.

e THA is aligning with existing systems of care, housing, and education partners to have a larger impact among THA residents and those
most likely to face a housing crisis.

e THA will continue the redesign of the Family Self-Sufficiency (FSS) program and continue to support families with children in middle
school and/or high school through the recently implemented Two Generational Program (2Gen).

e THA s creating a comprehensive data system that connects the organization and better manages data, enabling us to make data-driven
decisions and continually improve operations and programs.

Embed Principles of Diversity, Equity, Inclusion & Belonging (DEIB) in THA’s Programs, Culture & Priorities

e THA will begin collecting data on the number of disadvantaged business enterprise, including minority and women-owned businesses,
Section 3 businesses, and veterans-owned businesses receiving contracts with THA and/or on projects paid for with THA funds. We will
also try to attract more of those businesses.
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e THA will review THA policies and practices related to housing programs and services, procurement, and employment; revise them to
make them more equitable; and establish a consistent review cycle thereafter.

e THA will raise awareness and increase understanding of the foundational definitions and principles of diversity, equity, inclusion, and
belonging for THA staff, leadership, and Board of Commissioners realize better communication and provision of housing and support
services.

o THA will develop an inclusive governance and collaboration structure to establish and move forward THA's strategies and priorities;
establish regular review cycles to ensure THA’s decision-making structures are audited through a DEIB lens.

Make THA a Great Place to Work

e THA will focus on equitable hiring, improving retention and increasing the number of customers and low-income Tacoma residents hired
by THA and its partners.

e There will be a greater percentage of THA staff being paid housing wage—the hourly wage needed to afford a two-bedroom unit in
Tacoma. As of the writing of this report, a 2-bedroom apartment in Tacoma required a full-time wage of $32 per hour.
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Section Il: General THA Operating Information

A. HOUSING STOCK INFORMATION

Planned New Public Housing Units

New public housing units that the MTW PHA anticipates will be added during the Plan Year

# of Uniform Federal Accessibility
ASSET MANAGEMENT PROJECT BEDROOM SIZE TOTAL .
POPULATION TYPE* Standards (UFAS) Units
(AMP) NAME AND NUMBER UNITS =
0/1 2 3 4 5 6+ Fully Accessible Adaptable
N/A N/A N/A N/A | N/A | N/A | N/A N/A N/A N/A N/A
Total Public Housing Units to be Added in the Plan Year N/A

Planned Public Housing Units to be Removed

Public housing units that the MTW PHA anticipates will be removed during the Plan Year

AMP NAME AND NUMBER NUMBER OF UNITS TO BE REMOVED EXPLANATION FOR REMOVAL
N/A 0 N/A
0
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Planned New Project Based Vouchers

Tenant-based vouchers that the MTW PHA anticipates project-basing for the first time during the Plan Year. These include only those in which
at least an Agreement to enter into a Housing Assistance Payment (AHAP) will be in place by the end of the Plan Year. Indicate whether the unit

is included in the Rental Assistance Demonstration (RAD).

Planned Total Vouchers to be Newly Project-Based
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Planned Existing Project Based Vouchers

Tenant-based vouchers that the MTW PHA is currently project-basing in the Plan Year. These include only those in which at least an AHAP is
already in place at the beginning of the Plan Year. Indicate whether the unit is included in RAD.

PROPERTY NAME # of PBV PLANNED STATUS AT END OF PLAN YEAR* RAD? DESCRIPTION OF PROJECT
Arlington Youth Drive 58 Leased/Issued No Youth and Young Adult Housing
Bay Terrace 1 20 Leased/Issued No THA Family Housing

Bay Terrace 2 52 Leased/Issued No THA Family Housing

Bay Terrace — RAD 26 Leased/Issued Yes THA Family Housing

Eliza McCabe Townhomes 10 Leased/Issued No Mercy Housing Family Housing

Housing for people exiting the
Exley / St. Helens 13 Committed No criminal justice system (formerly
known as DOC CHAP)

Flett Meadows 13 Leased/Issued No LASA Family Housing
Guadalupe Vista 38 Leased/Issued No CCSWW Family Housing
Harborview Manor 147 Leased/Issued No Affordable Senior Housing
Hillside Gardens 8 Leased/Issued No THA Family Housing
Hillside Terrace 1500 12 Leased/Issued No THA Family Housing
Hillside RAD 33 Leased/Issued Yes THA Family Housing
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PROPERTY NAME # of PBV PLANNED STATUS AT END OF PLAN YEAR* RAD? DESCRIPTION OF PROJECT
Hillside 2 13 Leased/Issued No THA Family Housing
Hilltop Lofts 57 Leased/Issued No Permanent Supportive Housing
Home at Last 30 Leased/Issued No YWCA Family Housing
. CCSWW Permanent Supportive
Nativity House 50 Leased/Issued No .
Housing for adults
New Tacoma Phase 2 8 Leased/Issued No Senior housing
KWA affordable housing units at
Olympus Apts. 18 Leased/Issued No
60% AMI or below
Pacific Courtyards 23 Leased/Issued No MDC transitional family housing
. PHS affordable housing units at
Rialto Apts. 52 Leased/Issued No
50% AMI or below
Salishan 1-7* 340 Leased/Issued No THA Family Housing
Salishan RAD 290 Leased/Issued Yes THA Family Housing
The Rise at 19t 64 Leased/Issued No THA Family housing
Tyler Square 15 Leased/Issued No TRM Family Housing
Renew Tacoma Housing 456 Leased/Issued Yes THA Senior/Disabled Housing

1Please note: Salishan 7 never had public housing units and will not be found in PIC
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Planned Other Changes to MTW Housing Stock Anticipated During the Plan Year

Examples of the types of other changes can include (but are not limited to): units held off-line due to relocation or substantial rehabilitation,

local, non-traditional units to be acquired/developed, etc.

PROPERTY NAME # of PBV PLANNED STATUS AT END OF PLAN YEAR* RAD? DESCRIPTION OF PROJECT
PBV VASH 30 Leased/Issued No 3rd party PBV VASH
1,818 Planned Total Existing Project-Based Vouchers

PLANNED OTHER CHANGES TO MTW HOUSING STOCK ANTICIPATED IN THE PLAN YEAR

income (AMI).

THA will seek to acquire existing housing in the market to preserve affordable housing to households earning up to 80% of the area median

THA has sold the last seven lots in Area 2B of Salishan. These lots were planned to be developed into market rate rentals. THA received an offer to
purchase the lots by a small, minority owned Tacoma based firm. They will be developing 18 market-rate rental units.

THA completed its RAD conversion of Salishan and Hillside properties in 2019. The disposition of its scattered site public housing through Section
32 has also been completed, except for one remaining unit. This unit is being leased to a large family. This will leave THA with 719 public housing
units available for use under Faircloth. THA is considering placing Public Housing Faircloth units in new acquisitions and new developments and

eventually converting these units to RAD.
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General Description of All Planned Capital Expenditures During the Plan Year

Narrative general description of all planned capital expenditures of MTW funds during the Plan Year.

GENERAL DESCRIPTION OF ALL PLANNED CAPITAL EXPENDITURES DURING THE PLAN YEAR

In 2019, THA converted all but 5 units under the RAD. THA does not intend to close its PH ACC and will keep it open for the purpose of
developing new PH units. THA will receive minimal Capital funds in 2023, yet has funds carried over from 2022 that will be reflected in the

budget and will transfer to Operations.
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B. LEASING INFORMATION

Planned Number of Households Served

Snapshot and unit month information on the number of households the MTW PHA plans to serve at the end of the Plan Year.

MTW Public Housing Units Leased 60 5
MTW Housing Choice Vouchers (HCV) Utilized 48,890 4,074
Local, Non-Traditional: Tenant-Based” 1,6992 142
Local, Non-Traditional: Property-Based” 4,224 352
Local, Non-Traditional: Homeownership”

0 0

* “Planned Number of Unit Months Occupied/Leased” is the total number of months the MTW PHA plans to have leased/occupied in each category throughout the full
Plan Year.
** “Planned Number of Households to be Served” is calculated by dividing the “Planned Number of Unit Months Occupied/Leased” by the number of months in the Plan Year.
A In instances when a local, non-traditional program provides a certain subsidy level but does not specify a number of units/households to be served, the MTW PHA should estimate
the number of households to be served.

2Under HUD approval, THA includes LNT: Tenant-Based households six months post-participation. See Activity 15 for further details.
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Regional Approach for Special Purpose
Tenant-Based & PP ] P P 1,699 142
Housing/15
Creation & Preservation of Affordable
Property-Based . 4,224 352
Housing/16
Homeownership N/A 0 0

* The sum of the figures provided should match the totals provided for each local, non-traditional category in the previous table. Figures should be given by individual activity.
Multiple entries may be made for each category if applicable.
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Discussion of Any Anticipated Issues/Possible Solutions Related to Leasing

Discussions of any anticipated issues and solutions in the MTW housing programs listed.

HOUSING PROGRAM

DESCRIPTION OF ANTICIPATED LEASING ISSUES AND POSSIBLE SOLUTIONS

MTW Housing Choice
Voucher/Portfolio

The pandemic and resulting economic impacts are making leasing up in this current climate extremely
difficult. Despite the uncertainty and operational challenges, THA ended the year with a 101.62% utilization
rate on average in 2021. THA's portfolio maintained a 99% and 98% lease up rate throughout 2021 and 2022,
respectively. We anticipate these trends to continue in 2023.

THA is utilizing housing navigators and has partnerships with Housing Connector for THA programs serving
voucher households who face greater barriers on the private housing market. THA continues to utilize its
Landlord Specialist and MTW flexibilities to cultivate strong relationships with landlords and recruit new
landlords in this very competitive housing market.

Local, Non-Traditional

For THA's local, non-traditional housing program for RRH, the county is responsible for allocating THA's
investment to local rapid rehousing providers. Depending on the capacity of Pierce County and local
providers to utilize and allocate these funds, there may be issues related to fully utilizing the allocated
amount. THA will work closely with Pierce County to monitor the contract amount and the number of
households served and will respond accordingly.
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C. WAITING LIST INFORMATION

Snapshot information of waiting list data as anticipated at the beginning of the Plan Year. The “Description” column should detail the structure of

the waiting list and the population(s) served.

Other/ Consolidated waitlist for THA
voucher programs and THA site- 948 Closed Yes
based waiting list

THA Consolidated
Waitlist

Please describe any duplication of applicants across waiting lists:

N/A
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Planned Changes to Waiting List in the Plan Year

Please describe any anticipated changes to the organizational structure or policies of the waiting list(s), including any opening or closing of a

waiting list, during the Plan Year.

THA
Consolidated THA plans to open its waitlist to all households in the 2023 plan year. THA is exploring changes to its consolidated waitlist,
Waitlist including ways to increasingly leverage the Tacoma/Pierce County Coordinated Entry System as part of its process to pull
itli

from the waitlist.

'I 7 TACOMA HOUSING AUTHORITY
2023 MOVING TO WORK PLAN



Section Ill. Proposed MTW Activities

N/A
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Section IV. Approved MTW Activities

A. IMPLEMENTED ACTIVITIES

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

Plan Year Approved, Implemented, Amended: THA proposed and implemented this activity in 2011.

Description: THA modified its policy for terminating households who were absent from their unit for more than 180 days. THA's programs have a
number of reserve or guard military families because of close proximity to Fort Lewis, one of the nation’s largest military bases. Active duty may
force a household to be absent from their assisted unit for more than 180 days, the amount of time the normal rules allow, leaving them
without housing assistance when the service member returns home. Although the question of having to terminate such a household of service
men and women arose only a few times during the Iraq war, the prospect of terminating them was too unsettling even to risk. This activity
enabled THA to allow a previously assisted households returning from deployment to request reinstatement within 90 days from the date they
return from deployment.

Planned Non-Significant Changes: THA does not anticipate any changes to this activity during the Plan year.
Planned Changes to Metrics/Data Collection: THA does not anticipate any modifications to the baselines or benchmarks during the plan year.

Planned Significant Changes: THA does not anticipate any significant changes to this activity during the Plan year.
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3. Local Project-Based Voucher Program

Plan Year Approved, Implemented, Amended: THA proposed this activity in 2011 and it has been completely implemented.

Description: This program introduced several changes to the way THA operates the project-based voucher program. They are as follows:

Remove 20% cap on project-based vouchers for THA developments

Traditionally, HUD mandates that PHAs not spend more than twenty (20) percent of their Annual Budget Authority (ABA) toward
Project Based Vouchers. THA received permission through MTW to go above this threshold toward PBVs in projects owned and
operated by the agency, allowing us to finance more developments in the future. THA staff are continuously monitoring its funding
used for PBVs and ensuring any significant investments are justified in meeting local needs with data-informed planning.

Established a reasonable competitive process and contract terms for PBV assistance

THA established a reasonable competitive process and contract terms, including the length of the contract, for project-basing HCV
assistance at units owned by for-profit or non-profit entities. Units must meet existing HQS or any standard developed by THA and
approved by HUD pursuant to the requirements of this Restated Agreement.

In-house Housing Quality Standards (HQS) inspections
THA conducts Housing Quality Standards (HQS) inspections on units it owns or has interest in. In order to operate one, streamlined
property management approach, THA also conducts HQS inspections on the small number of Public Housing Units it owns.

Modified Choice Mobility options for non-RAD, PBV households

THA initially used this activity to waive the mobility option that allowed PBV tenants to automatically receive a tenant-based voucher
after one year of occupancy. Once THA converted a majority of its PBV units to RAD-PBV, THA revised its Choice Mobility policies. The
RAD rules require THA to offer Choice Mobility vouchers to RAD-PBV tenants. In 2017, THA’s board approved a revised version of this
policy that made Choice Mobility available to all PBV tenants — given that certain criteria were met. PBV households that wish to
exercise Choice Mobility must meet the following requirements: 1) in good status/no debts owed; 2) one-time use policy 3) receive
pre-issuance counseling; 4) unpaid tenant charges that could result in termination of voucher assistance. THA grandfathered in anyone
who had a PBV before October 1, 2011.
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e Streamline PBV program
In 2018, THA modified the activity by waiving the per project cap on a case-by-case basis for projects, including those not owned by
THA,; and allowing individual project owners to manage their own waiting lists. The changes have allowed THA to streamline many
parts of the project-based program that were inefficient or unfair to those on the waitlist.

e Expanded Allowable Housing Types
Since 2011, THA has been authorized to expand the definition of eligible housing types to include transitional housing, cooperative
housing, and shared housing. The flexibility allows THA to project-base units targeted for special populations, such as those exiting
the criminal justice system, homelessness, or the foster care system.

e Emergen