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INTRODUCTION

The Housing Authority of the County of Tulare is a medium sized Housing Authority
located in Central California in a very conservative, agricultural area. The agency has
been in existence since 1945, with a portfolio of programs funded through the U. S.
Department of Housing and Urban Development, the U. S. Department of Agriculture,
the State of California Department of Housing and Community Development, State of
California Tax Credit Allocation Committee, and Locally funded housing. The HUD
programs which fall under the jurisdiction of the Moving to Work Demonstration
program are the Section 8 Housing Choice Voucher Program and the Public Housing
Program. This plan for these programs covers a July 1, 2010 to June 30, 2011 fiscal year.

The Mission Statement for the Housing Authority is:

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 maximum extent feasible.

The Agency has been operating under a Moving to Work Demonstration Program
Contract with the Department of Housing and Urban Development for the Section 8 and
Conventional Public Housing Programs since May of 1999. Within the guidelines of this
demonstration program the Agency has been able to 1.) streamline some of the operations
under these two rental assistance programs 2.) create greater housing choices for
families, and 3.) encourage families to achieve self-sufficiency. To achieve those goals
the Agency has:

1.) Implemented elimination of rent calculations and re-determinations for able-
bodied families, fixed proration amounts for mixed families, fixed medical
for the elderly and disabled, and other small adjustments specified in Section 7.

2.) Established a flat rent and flat subsidy system for rents with a five year time limit
for able-bodied families.

3.) Eliminated the 40% rule, and has a proposal in Section 6 to Expand and Preserve
Low Income housing opportunities using Section 8 and Section 9 funds in
conjunction with non-profit corporations to take advantage of current economic
conditions.

We believe that the greatest value of the MTW Program is to allow local agencies to
provide assistance programs in ways that benefit the local jurisdiction and participants,
and provides the flexibility to do so. We believe that the next eight years will continue to
prove that the opportunity is valuable both for our Agency and the Demonstration
Program.
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HOUSING STOCK INFORMATION 
 

The Housing Authority of the County of Tulare currently owns 710 public housing units, 
and does not plan to change that number in the coming year by either increasing or 
decreasing units.  Expected Capital expenditures are shown in Section 8, Sources and 
uses of Funding.  All Public Housing and most Section 8 Vouchers fall under the MTW 
Program. 
 
Under the Housing Choice Voucher program the agency currently has 2,872 voucher 
allocations, including 35 VASH Vouchers for Veterans.  The VASH Vouchers do not fall 
under the MTW program. 
 
The Agency plans to implement a project-based component of the Housing Voucher 
program as approved in the 2009/2010 plan.  This was delayed due to issued with finding 
Tax Credit investors.  Details of those plans are located in Section 7 Ongoing MTW 
Activities. 
 
The Housing Authority owns and/or manages a variety of additional rental units 
subsidized through various federal, state, and local programs.  During the 2009 fiscal 
year, the Agency expanded its portfolio of owned and/or managed units through the 
acquisition of units which had been foreclosed upon or were on the market at extremely 
low prices.  A chart of all current additional units and program funding for them is 
attached. 
 
The Agency, in partnership with Kaweah Management Company (a Non-Profit 
Development Company), has several new complexes in development.  These new units 
are being developed using a combination of Low Income Housing Tax Credits, HOME 
funds, City Redevelopment tax increment funding, Private Activity bonds, and Housing 
Authority administrative funds.  At this time, we anticipate that in the 2010/2011 fiscal 
year, the construction of 9 units in the City of Visalia, a 73 unit senior tax credit complex 
in the City of Lindsay, a 57 unit tax credit single family complex and a 60 unit 
multifamily complex (both in the City of Tulare), a 40 unit senior apartment complex in 
the city of Farmersville, and a 57 unit multifamily tax credit complex in the City of 
Dinuba will begin.  These projects had been expected to begin construction in the 2009 
calendar year, but were delayed due to the virtual collapse of the Tax Credit Program and 
loss of Equity Investors. 
 
 
The Housing Authority is exploring additional projects for the future.  
 
No significant capital expenditures of greater than 30% of the Agency’s total capital 
expenditure for any development are planned for the plan year. 
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CERTIFICATION OF PREVIOUS PARTICIPATION 
 
 

 

 

 

 

 

 

 

 

 

 

 

SCHEDULE A - LIST OF PREVIOUS PROJECTS 
By my name below is the complete list of my previous projects and my participation history as a principal in rental housing projects.  

NOTE: Make full disclosure.  Add extra sheets (signed) if needed.  If you have no previous projects write by your name - "No prior experience”. 
             If there have been no occurrences of sales, foreclosure or LIHTC noncompliance, write "none" in column 4. 

1. List each 
Participant’s/Principal's 
alphabetical order, last name 
first. 
 
Signature(s):  

2.                   List Previous Projects (Name, Location, Government Agency involved, 
and Number of units in the project) 

LIST ALL LIHTC PROJECTS FIRST, THEN OTHER GOVERNMENT ASSISTED RENTAL 
HOUSING PROJECTS, THEN NON-ASSISTED PROJECTS 

3.  Role and 
Interest:  
    
Month/Day/Year  
    Participation - 
    Began: 
    Ended: 
     
     
Month/Day/Year 
Project 
     Placed-in-
Service (PIS) 

4.  Sales, 
Foreclosures, 
Defaults, 
Instances of 
IRS 
Noncomplianc
e, 
and Issuance 
of IRS Form 
8823 

 
 
 

(A) LIHTC Projects (B) Other Government-Assisted (C) 
Nongovernment- 
Assisted Projects 

 
   * See note at 
bottom of page 
 

 
 
 

Housing Authority of the 
County 

 Cutler  30-1A           24 Units              1959  Owner/Manager None 

of Tulare – HUD Public 
Housing 

 Cutler  30-1B             6 Units              1959  Owner/Manager None 

  London  30-2            20 Units             1962  Owner/Manager None 
  Cutler  30-3              25 Units              1964  Owner/Manager None 
  Goshen  30-4            20 Units              1964  Owner/Manager None 
  Dinuba  30-5             80 Units             1965  Owner/Manager None 
  Woodlake  30-7        25 Units             1975  Owner/Manager None 
  Traver   30-8             10 Units             1975  Owner/Manager None 
  Tulare   30-10           75 Units             1975  Owner/Manager None 
  Woodlake  30-11        5 Units             1976  Owner/Manager None 
  Tulare   30-12           50 Units             1977  Owner/Manager None 
  Visalia   30-15          36 Units             1984  Owner/Manager None 
  Visalia  30-16           74 Units             1984  Owner/Manager None 
  Porterville  30-17      65 Units             1985  Owner/Manager None 
  Visalia  30-19           69 Units             1986  Owner/Manager None 
  Tulare   30-20           50 Units             1987  Owner/Manager None 
  Tulare   30-21           30 Units             1989  Owner/Manager None 
  Porterville  30-24      46 Units             1992  Owner/Manager None 
  Total                     710 Units    
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SCHEDULE A - LIST OF PREVIOUS PROJECTS 

By my name below is the complete list of my previous projects and my participation history as a principal in rental housing projects.  
NOTE: Make full disclosure.  Add extra sheets (signed) if needed.  If you have no previous projects write by your name - "No prior experience”. 
             If there have been no occurrences of sales, foreclosure or LIHTC noncompliance, write "none" in column 4. 

1. List each 
Participant’s/Princ
ipal's alphabetical 
order, last name 
first. 
 
Signature(s):  

2.                   List Previous Projects  
(Name, Location, Government Agency involved, 

and Number of units in the project) 
LIST ALL LIHTC PROJECTS FIRST, THEN OTHER GOVERNMENT ASSISTED RENTAL HOUSING 

PROJECTS, THEN NON-ASSISTED PROJECTS 

3.  Role and Interest:  
    Month/Day/Year  
    Participation - 
    Began: 
    Ended: 
     
     Month/Day/Year 
Project 
     Placed-in-Service 
(PIS) 

4.  Sales, 
Foreclosures
, Defaults, 
Instances of 
IRS 
Noncomplia
nce, 
and 
Issuance of 
IRS Form 
8823 

 
 
 

(A) LIHTC 
Projects 

(B) Other Government-Assisted (C) Nongovernment- Assisted Projects  
   * See note at bottom of 
page 
 

 
 
 

HUD  Section 
8/202 

 Santa Fe Plaza     105 Units            1983  Manager None 

      
HUD Section 
8/New 
Construction 

 La Serena            65 Units          1983  Manager None 

      
City of Visalia  Robinwood Ct.      10 Units             2007  Manager None 
  Total                180 Units    
      
Admin-Owned   Blain Units                    14 Units Owner/Manager None 
   801 North “E” St.             1 Unit Owner/Manager None 
   1001 North Jacob             1 Unit Owner/Manager None 
   203 S. California              1 Unit Owner/Manager None 
   1911 S. Crenshaw            1 Unit Owner/Manager None 
   Myrtle Court                  20 Units 

West Oakwood/Vetter   20 Units 
East Tulare                     12 Units 
Encina Tri-Plex                3 Units 
East Kaweah                    6 Units 

Owner/Manager 
Owner/Manager 
Owner/Manager 
Owner/Manager 
Owner/Manager 

None 
None 
None 
None 
None 

   West Oriole Ave              8 Units   
   Total                               87 Units 
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SCHEDULE A - LIST OF PREVIOUS PROJECTS 
By my name below is the complete list of my previous projects and my participation history as a principal in rental housing projects.  

NOTE: Make full disclosure.  Add extra sheets (signed) if needed.  If you have no previous projects write by your name - "No prior experience”. 
             If there have been no occurrences of sales, foreclosure or LIHTC noncompliance, write "none" in column 4. 

1. List each 
Participant’s/Pr
incipal's 
alphabetical 
order, last 
name first. 
 
Signature(s):  

2.                   List Previous Projects  
(Name, Location, Government Agency involved, 

and Number of units in the project) 
LIST ALL LIHTC PROJECTS FIRST, THEN OTHER GOVERNMENT  

ASSISTED RENTAL HOUSING PROJECTS, THEN NON-ASSISTED PROJECTS 

3.  Role and Interest:  
    Month/Day/Year  
    Participation - 
    Began: 
    Ended: 
     
     Month/Day/Year 
Project Placed-in-
Service (PIS) 

4.  Sales, 
Foreclosures, 
Defaults, 
Instances of 
IRS Non-
compliance, 
and Issuance 
of IRS Form 
8823 

 
 
 

(A) LIHTC Projects (B) Other Government-Assisted (C) Nongovernment- 
Assisted Projects 

 
   * See note at 
bottom of page 
 

 
 
 

Farm Labor 
Housing - 
USDA 

 Woodville          178 Units                      1938  Owner/Manager None 

  Linnell                191 Units                     1938  Owner/Manager None 
  Terra Bella           14 Units                     1977  Owner/Manager None 
  Visalia                  15 Units                     1980  Owner/Manager None 
  Tulare                   52 Units                     1985  Owner/Manager None 
  Total                450 Units    
      
USDA 515 
Housing 

 Linmar Apts.           48 Units                   1992  Manager None 

      
California 
Rental Housing  

 Clark Court                    24 Units           1983  Manager None 

Construction 
Program 

 Parkwood Manor           75 Units          1982  Manager None 

  Visalia Garden Villas    60 Units            1987  Manager None 
  Total                         159 Units    
Tax Credit Westport            25 Units       1989   Manager None 
 Sultana               36 Units       

1992 
  Manager None 

 Cypress Cove     52 Units       
1993 

  Manager None 

Fairview               8 Units       
1994 

  Manager None 

Parkside              24 Units      2007   Manager None 
Gateway             48 Units      2008   Manager None 

None 
None 
 

Gateway II         16 Units      2009 
Court&Paradise  11 Units      1980 
Total                 230 Units 

Manager 
Manager 
 

     

      
 

      

      

Page 7 of 60



 

 

 

 

 

 

 

 

SECTION 3 

 

Page 8 of 60



LEASE UP INFORMATION 
 
 

At this time, we see no impediment to leasing all 710 public housing units during the 
coming year, other than normal turnover.  Timing out public housing residents under the 
MTW program has created additional turnover, but those issues have been worked out 
over the past years and are now part of our normal operations.  We do not plan any 
demolition, disposition, or major rehabilitation activities which would reduce occupancy. 
 
Under our Housing Choice Voucher program, we have been averaging at 99% lease-up 
rate, or approximately 2809, of our 2837 allocations, and anticipate that the rate will 
continue.  The 35 VASH Vouchers are currently being issued and should be under lease 
by the end of September 2010.  If the overleasing of our Section 8 allocation proposed in 
this plan is approved, we anticipated that our total number of vouchers under lease by the 
end of the plan year on June 30, 2011 should be 2932, and reach 2992 by October 31, 
2011. While mortgage foreclosures have created a few new problems, in general, the 
issue has loosened the housing market in this area and is now dropping rental prices.  We 
anticipate that this will only help our Section 8 program.   
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WAITING LIST INFORMATION 
 
 

There are currently 6411 families on our public housing waiting lists.  The agency has 
four waiting lists for public housing, for our four main geographical areas where we have 
our four area offices. There may be some duplication of names as families may be on 
more than one list at a given time.  There are currently 12,322 families on the one Section 
8 waiting list.  As families’ names reach the top of that list, they are referred to whichever 
of our offices is closest to their home, for updating.   The waiting lists, depending on 
preference are, at the most, four years long for residents of Tulare Co.  While the current 
economic conditions may have caused the waiting list to increase over the past two years, 
the leasing of additional Section 8 vouchers should keep the waiting list at the current 
level or decrease it slightly during the plan year. 
 
All of our waiting lists are currently open and have been open for the past two decades.  
Because we are terminating assistance for families on both our public housing and 
Section 8 programs due to our time limits, the lists are moving and we do not anticipate 
having to close any of them.  This also means that we are continuously updating 
applicants for housing, and therefore are also continuously purging the waiting lists. Mass 
purges have not proved be necessary. 
 
Any project based complexes will have separate waiting lists, and current applicants will 
be informed of the opportunity to apply for those projects. 
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LONG-TERM MTW PLAN 
 
 

For the next eight years, the main focus for this agency is to continue to pursue our 
efforts to make our MTW contract permanent.  We believe that our program has been 
very successful as currently structured, and has stood the test of time.  We believe that to 
have to revert to the standard Public Housing and Section 8 programs in the future would 
be unfair to those families we have already timed out of our programs, and would be a 
step backwards in providing assistance to our residents.  We are now only seeking to 
streamline the programs for participants so that we can further meet the MTW goals. 
 
We believe that local discretion is the best way to meet the needs of our jurisdiction, and 
also for other jurisdictions.  We will also continue to look for ways to streamline our 
programs to further meet the MTW goals and better serve our constituents.   
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PROPOSED MTW ACTIVITIES 
 
 

The Agency plans to use greater flexibility of funding to take advantage of additional 
housing opportunities with some of our MTW program funding.    These will be 
accomplished now that we have a signed Attachment D to our MTW contract. 
  
EXPANDING AND PRESERVING HOUSING OPPORTUNITIES 
 
The Agency envisions using Uses of Funds Flexibility in three possible ways.  These 
funds could be utilized either directly by our Agency, or in coordination with our 
Non-Profit subsidiary agency, Kaweah Management Company to purchase land for 
new developments funded eventually with Tax Credit, HOME, Bond, and/or Tax 
Increment financing.  Additionally, as the financial conditions in the County continue 
to deteriorate, more housing (either single family or multifamily) is coming onto the 
market.  Also, some affordable housing the County has now outlasted it useful life 
and is deteriorating to the point that it is not cost-effective to continue efforts to 
repair or rehabilitate the units.  In these cases, a funding source to replace these 
existing units would fill a gap that is not currently available to help currently 
assisted families.  All such housing would house families with incomes at or below 
80% of median at move in.  It is understood that while Attachment D to the MTW 
Agreement allows the use of Section 8 and 9 funds for uses outside those program 
as outlined in the 1937 Act, these fund remain Federal funds.  They would be subject 
to any and all other Federal requirements outside of the 1937 Act, including the 
Uniform Relocation Assistance and Real Property Acquisitions Act of 1970, the 
National Environmental Policy Act of 1969, and related Federal environmental laws 
and authorities, the HUD Reform Act of 1989, and applicable fair housing and civil 
rights requirements. 
 
We believe that we would be achieving the MTW objective of increasing housing 
choices, by making additional low income housing available.  We are hopeful that 
some of these opportunities would be located in areas of the county currently 
lacking in affordable housing.  
 
Specific examples of possible uses include using available reserve funds to purchase 
existing units coming on the market either being sold by owners or foreclosures.  
There have been several multifamily complexes available the last year which are 
generally in good shape or may need some rehabilitation.  The prices have been well 
below market, and are in locations which would enable us to provide housing in 
areas previously inaccessible to low income families.  One example is a 20 unit 
complex currently for sale in the City of Exeter.  This community only has one 
current low income complex in a city with a population of almost 25,000.  This 
community would never pass an Article 34 referendum to allow public housing.  
However, if the money could be used in conjunction with Kaweah Management 
Company as a regular purchase, it would open opportunities not previously 
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available.  However, such opportunities do not stay on the market for long and 
require quick action and readily available funds.   
 
In some cases, our Agency has been asked to work with other agencies such as 
Cities, the County or Departments within the County to help develop housing for 
special populations.  These agencies, like regular HUD programs, require a 
significant lead time for application processes, approvals, etc.   With readily 
available funds, our agency would be able to tie up either sites for construction, or 
existing locations which would be ideal for these special programs including 
housing for the disabled, housing or teens coming out of foster care homes at age 18, 
or transitional housing for the homeless.  In most of these cases, our agency would 
eventually be repaid through funds from other programs after the application 
process has been completed.  But, again, opportunities would not be lost because 
action could not be taken quickly enough. 
 
In other cases, Kaweah Management Company works with developers to create 
more housing through the Low Income Housing Tax Credit Program.  In order to do 
this, it requires considerable up-front work before an application can even be 
submitted to the Tax Credit Allocation Committee.  When Credits are awarded, the 
up-front money is repaid through syndication.  When such complexes are 
constructed, the Housing Authority manages the complex and ensures that the units 
are available to Section 8 applicants.  Again, readily available funding makes such 
partnerships work. 
 
Finally, one possible use would be to use such funding to replace existing low 
income units which have outlived their useful life.  One such complex is a senior 
complex developed as a 25 unit Tax Credit Project over 20 years ago in a modular 
housing complex.  The complex is now solely owned by Kaweah Management 
Company and managed by our Agency. The tax credit compliance period has 
expired, and the units are beginning to deteriorate.  They can still be repaired at this 
time, the questions becomes at what point would we be throwing good money after 
bad.  Only the units themselves would need to be replaced as the land and 
foundations are in place.  The complex itself does not have sufficient funds to be able 
to replace units as most of the reserves have been used to make repairs up to this 
point.  The complex, however, does generate enough income as it has no current 
loans, to be able to repay a low interest loan made by the Housing Authority.  
Traditional lenders are not willing or able at this point in time to make such loans.  
We would like to be able to preserve this housing for low income seniors. 
 
While exact numbers are not possible as this activity is subject to what 
opportunities become available, we feel that certain minimum activity should be 
achievable.   
 
1. These units would be purchased in conjunction with Kaweah Management 
Company, depending on which ownership proved most advantageous.  Therefore, 
our baseline for acquisition of units under this activity would be the 2472 current  
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housing units or projects already in the pipeline for both entities. Our benchmark
would be to purchase 50 additional single or multifamily units during the plan year.

2. For start up costs for Tax Credit Projects, our baseline would the 724 units of
our current tax credit projects either existing or already in the pipeline, and the
benchmark would be 1 additional tax credit project in the pipeline of at least 30
units during the plan year.

3. For our senior complex that needs units replaced our baseline would be the
current 25 units, and our benchmark would be to replace 10 of those units in the
plan year.

This activity would also be authorized by Section B1 of Attachment C with approval
of Attachment D to our Contract. Although Attachment D of the agency’s MTW
agreement allows the agency to expend Section 8 and 9 funds for uses outside of those
allowed by Sections 8 and 9 of the 1937 Act, these funds remain Federal funds, and are
subject to any and all other Federal requirements outside of the 1937 Act (e.g., including
but not limited to Appropriations Acts, competitive HUD notices of funding availability
under which the Agency has received an award, state and local laws, Federal statutes
other than the 1937 Act, and OMB Circulars and requirements), as modified from time to
time. Of note, Sections 12 and 18 of the 1937 Act (which cannot be waived via MTW),
the Uniform Relocation Assistance and Real Property Acquisitions Act of 1970, the
National Environmental Policy Act of 1969 and related Federal environmental laws and
authorities, the HUD Reform Act of 1989, and applicable fair housing and civil rights
requirements still apply to the uses of MTW funds outside of Sections 8 and 9 of the
1937 Act.

ACTIVITY NAME Expanding Housing Opportunities

MTW INITIATIVE Increase Housing Choices
DESCRIPTION

ANTICIPATED IMPACTS The number of units available
to low income families in the
county will increase, and
some will be located in areas
not previously possible.

BASELINES AND Current housing stock of both
BENCHMARKS the HA and Kaweah of 1,526

units, increased by 50 units,
724 Tax Credit Units
increased by 30, 25 senior
units replacing 10
all by June 30, 2011.
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DATA COLLECTION Additional units will be
METRICS AND managed by the Agency
PROTOCOLS and will be added to our

Previous Participation
Certification including the
date of purchase.

AUTHORIZATION CITED Section B1 of Attachment C
and Uses of Funds in
Attachment D

HARDSHIP POLICY NA
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ONGOING MTW ACTIVITIES 

 
SELF-SUFFICIENCY ACTIVITIES: 
 
A.1 1997 - The concept for this activity was included in the initial application to HUD 
to participate in the MTW program. 
 
A.2 The activity was implemented at the onset of the MTW contract in May, 1999. 
 
B. Update and Status: 
 
MTW activities which were begun at the onset of the Demonstration Program  in 1999  
were designed to meet the statutory objective of giving incentives to families with 
children whose heads of household are either working, seeking work, or are participating 
in job training, educational or other programs that assist in obtaining employment and 
becoming economically self-sufficient.  Those activities include: 
 

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. 

 
The only changes to these activities are to review the amounts annually and make 
changes as necessary.  No changes are anticipated at this time. 
 
 

PUBLIC HOUSING 
Bedrooms 0 1 2 3 4 5 
MTW Flat Rent Amount N/A 270 310 375 410 440 

VOUCHER 
Bedrooms 0 1 2 3 4 5 
MTW Subsidy Amount 270 300 350 530 600 630 

 
 
 
The Hardship policy and Committee decisions are discussed in Appendix A. 
 
C. Changes to the MTW Authorizations – There have been no changes to the MTW 
authorizations utilized for this activity, and we do not anticipate any changes during the 
2010/2011 Plan year. 
 
D. The Agency will not be using any outside evaluators. 
. 
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II. ADMINISTRATIVE CHANGES: 
 
Several of the Agency MTW activities which were included in the MTW Plan were 
administrative changes included to achieve the statutory objective of reducing costs and 
achieving greater cost effectiveness in Federal Expenditures. 
 
1999 MTW Contract Activities from Onset and Currently Unchanged:  
 
A1. Year Activity was Identified: 1997 – this concept was included in the original 
MTW application. 
 
A2. Year Activity was Implemented: May, 1999 
 
B. Update and Status: 
 
MTW activities included were: 

 
1. Fixed proration amounts for mixed families for each non-eligible family member 
2. Phasing out of the FSS Program 
3. Requiring Section 8 landlords to use the HUD Model Lease 

 
These activities are on-going and have not changed.  We do not anticipate any changes to 
these activities in the future. 
 
C. Changes to the MTW Authorizations – There have been no changes to the MTW 
authorizations utilized for this activity, and we do not anticipate any changes during the 
2010/2011 Plan year. 
 
D. The Agency will not be using any outside evaluators. 
 
Contract Activities Added in subsequent years: 
 
A1. Year Activity was Identified: 2007 
 
A2. Year Activity was Implemented: 2009 
 
B. Update and Status: 
 
Additional MTW activities were approved in the 2008/09 Plan designed to meet the same 
statutory objective of cost savings.  However, since the plan was approved after the start 
of the fiscal year, and required notice to the tenants, they were not implemented until 
January 1, 2009.  Those changes included: 

 
1. Changing the definition of income to include “all income into the home of all 
 MTW  families” 
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2. A fixed proration amount for mixed elderly and disabled families whose rent is 
 calculated on an income-based formula. 
3. A minimum rent of $0 instead of a minimum TTP amount from which a utility 
 allowance is deducted which would eliminate UAP payments. 
4. Allowing a “flat” or fixed medical deduction amount for qualified families who 
 choose not to have to go through an extensive medical expense verification 
 process.  
5. Changing over families who entered our program after May 1999 who are able-
 bodied to the fix-rent or fixed-subsidy with time limits. 
 
A few changes to the income definitions were required as it was found that other 
statutes required that certain types of incomes could not be counted.  HUD publishes 
a list, which changes periodically, of income which is specifically excluded by other 
program statutes.  The items currently on the HUD list have been added back to our 
policies as excluded income 
 

It is obvious that the flat medical deduction has not been as desirable as originally 
planned, and that activity may need to be reevaluated.  We should know more at the end 
of the current year.  However, data will need to be evaluated and no changes will be 
made until the 2011/2012 Plan year at the earliest. 
 
Families with a high rent burden have the option of applying to the Hardship committee 
for relief, either temporary or long term. 
 
 
C. Changes to the MTW Authorizations: There have been no changes to the 
MTW Authorizations utilized for this activity and none are anticipated. 
 
D. The Agency will not be using any outside evaluators. 
  
 
III ELIMINATION OF THE 40% RULE 
 
A1. Year Activity was Identified: 2006 
 
A2. Year Activity was Implemented:  2009 
 
B. Updates and Status: 
 
One MTW activity approved in the 2008/09 MTW Plan was designed to meet the 
statutory objective of Increasing Housing Choices for low income families. The activity 
approved eliminated the 40% rule for families on income-based rents.  This allowed 
elderly/disabled families to choose a unit where the rent would exceed 40% of their 
income at initial lease-up or when they moved to a new unit, without having to choose to 
be on the MTW Program with no intention of becoming self-sufficient.  This activity was 
begun as of January 1, 2009.  This policy has been working well and no changes are 
anticipated at this time. 
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C. Changes to the MTW Authorizations: There have been no changes to the 
MTW authorizations utilized for this activity and none are anticipated. 
  
D. The Agency will not be using any outside evaluators. 
 
 
IV. PROJECT BASES SECTION 8 
 
A1. Year Activity was Identified: 2009 
 
A2. Year Activity was Implemented:   Anticipated 2011 
 
B. Updates and Status: 
 
The Agency planned to project base 30 units of Section 8 Housing Vouchers in 
conjunction with a Tax Credit Project in the City of Tulare in the 2009/2010 plan year.  
Due to problems with the economy, an investor was not found, and the developer chose 
to substitute ARRA money in lieu of an investor, but this has delayed the start of 
construction on the project. 
 
We anticipate that all 30 units will be leased b y the end of 2011.  This provision is 
included in Part IX.B Tenant Rent to Owner of the Project basing policy in the Agency 
Policies. 
 
C. There have been no changes to the MTW authorizations utilized for this activity 
and none are anticipated. 
  
D. The Agency will not be using any outside evaluators. 
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SUMMARY OF CURRENT MTW ACTIVITIES 

 

   

ACTIVITY NAME 

Self-Sufficiency Activities        
Housing Rents                               
Fixed Section 8 Subsidies                     
5 Year Time Limit Administrative Changes 

MTW INITIATIVE 
DESCRIPTION 

Incentives to families to become self-
sufficient 

Reduce costs and achieve greater 
cost effectiveness 

MTW SATUTORY                 
OBJECTIVE Economic Self Sufficiency Cost Reductions 
ANTICIPATED 
IMPACTS 

Incomes of participating families will 
increase 

Reduce staffing or allow current 
staff to handle more cases 

BASELINES AND 
BENCHMARKS 

Verified income of participating 
families at start of assistance and at 
each annual recertification 

July 1, 2008 staffing levels and 
staffing costs 

DATA 
COLLECTION 
METRIC S AND 
PROTOCOLS 

Computer database of each family's 
income at start of assistance 
compared to their income at each 
annual income recertification 

Names, salaries and caseloads of 
all MTW Eligibility Workers 

AUTHORIZATION 
CITED 

Section C,11 for Public Housing and 
Section D(2)a for Section 8 in 
Attachment C of the Amended and 
Restated MTW Agreement 

Section C,11and D(2) of 
Attachment C of the Amended 
and Restated MTW Agreement 

HARDSHIP POLICY See Appendix A See Appendix A 
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ACTIVITY NAME Project Based Section 8 Elimination of 40%  Rule 

MTW INITIATIVE 
DESCRIPTION 

Availability of additional units for 
Voucher holders 

Elimination of barriers to 
greater housing choices 

MTW SATUTORY 
OBJECTIVE Increase Housing Choices Increase Housing Choices 

ANTICIPATED 
IMPACTS 

The number of Section 8 
Contracts in the City of Tulare of 
will stop declining 

Reduce number of elderly and 
disabled families on MTW 

BASELINES AND 
BENCHMARKS 

Currently 386 contracts in the City 
of Tulare 

Elderly/Disabled families 
renting units over 40% of 
income and how many choose 
Moving to Work 

DATA 
COLLECTION 
METRIC S AND 
PROTOCOLS 

Computer generated data of all 
Section 8 contracts in effect each 
year on July 1st in the census 
tracts located in the city limits of 
Tulare 

Family income vs. rent amount 
at initial occupancy of unit and 
choosing the Moving to Work 
option 

AUTHORIZATION 
CITED 

Attachment D (1) e, of the 
Attachment C of the Amended and 
Restated MTW Agreement 

Section C,11and D(2) of 
Attachment C of the Amended 
and Restated MTW Agreement 

HARDSHIP 
POLICY NA 

This eliminates Hardship 
Requests 
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SECTION 8 
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SOURCES AND USES OF FUNDING

Enclosed are the budgets for our Section 8 and our Public Housing Programs, and our
Capital Fund showing our proposed activities by development.

Also enclosed is a detailing of the combined sources and uses of funds projected for
budget year 2010/2011 for the Public Housing and Section 8 Programs which are all
included under the MTW Program. The charts attached show sources and uses for the
Public Housing Program by AMP. None of these funds are used to operate a Central
Office Cost Center.

The Housing Authority anticipates the continued need to work with local Non-Profit and
Private developers as had been outlined in the Agency 2009-2010 Plan in order to
advance the goals of providing additional affordable units throughout the county. With
the loss of funds being felt by the local cities and the county, as well as shrinking
redevelopment set-a-side funds from the downturn in the local economy, the HATC will
be continuing to use program reserve funds to provide GAP financing to facilitate new
developments or rehabilitate existing units for continued low income housing use. These
funds will come from the Public Housing reserves, Capital Fund reserves, as well as the
Section 8 Housing Choice Voucher program reserves. The funds will be made secured as
loans to the HATC, and will be repaid through the project operations usually as residual
receipts payments. We anticipate being able to use these funds in this manner through
the Signing of an Attachment D to our MTW Contract which would allow the agency to
blockgrant its funding and allow greater flexibility with that funding.

Also, if approved, the agency would use Section 8 Program reserve funding to lease
additional vouchers to assist more families. The agency currently has approximately
$14,000,000 in Section 8 Program reserves. We are requesting that we be given the
authority to use some of that money to help up to 150 more families. Because we have
flat subsidy amounts for our voucher program we are more easily able to predict costs for
our Section 8 Program. Our Current average HAP amount is $400. If we were to add the
additional families, once leased, the increased cost would be approximately $820,000
annually including administrative fees. At that rate, we would anticipate that we could
help the additional families for a minimum of five years. We would monitor the use of
the funding during that time, and, if necessary, decrease the number if the money was
being used at a more rapid rate than anticipated. Because we are limiting assistance to
five years, we have a guaranteed turnover in program usage, and could reduce our
number of families as needed by not issuing vouchers as families timed out. Therefore, if
for some reason our MTW contract was not extended after its current term, we would be
able to reduce the number of units we had under our Section 8 program back to the
currently authorized number.

The baseline for this activity would be the 2872 vouchers currently authorized to this
agency. We would begin lease up efforts as of July 1, 2010. The first families would
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begin new contracts in approximately three months, and we would be filling our normal
turnover contracts at the same time. Therefore, beginning in October 2010, we would
work to increase our total number of families by an additional 10 contracts per month. At
the end of June, 2011 we would anticipate that our program would have increased by 90
families to 2962, and would achieve the total 150 additional families by October 1, 2011.

The agency does not plan any disposition of units at this time.

The HATC has implemented HUD’s Asset Management model as required using the
HATC local enterprise fund as the COCC. None of the MTW funds are being used to
subsidize the local fund as it has generated positive reserves from other non-HUD
projects and anticipates doing so for this and future years.

The HATC plans to utilize the MTW Single Fund flexibility to help fund the
predevelopment expenses that may arise when acquiring land and doing project
feasibility work, and it will also work to help more families by increasing the number of
vouchers currently authorized and issued to over lease the program by the additional 150
vouchers.

ARRA Funds are 100% encumbered and all work will be completed during the 2010/11
fiscal year.

Non-HUD Funding: The agency owns 450 units of farm labor housing financed through
the U. S. Department of Agriculture through their 514/516 loan and grant programs.
Funding for these projects amounts to revenues of $1,907,148 and expenses of
$1,901,545. As shown in the 2009 Agency audit, the agency has revenues of $1,268,460
which are charges for management of properties for other entities such as Kaweah
Management Company, La Serena Development Corporation, and Plano Corporation.
The funding for these projects remains in project specific accounts and management fees
only pay for project overhead which consists of prorated agency administrative staff
salaries and benefits.

Reserve balances are not included.
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Housing Choice Voucher Program HAP $18,346,593.00

Housing Choice Voucher Program Admin Fees $1,875,108.00

Public Housing Operating Fund $1,299,252.00

Public Housing Capital Fund $1,451,808.00

Rental Income $3,003,811.00

Miscellaneous Income $446,380.00

Investment Income $387,625.00

TOTAL REVENUE $26,810,577.00

Administratration and General Expense $1,913,490.00

Utilities $356,825.00

Operations and Maintenance $4,548,778.00

Housing Assistance Payments $18,346,593.00

Development and Capital Projects $1,451,808.00

TOTAL EXPENSE $26,617,494.00

OPERATING INCOME (LOSS) $193,083.00

Reserve (Drawdown)/Buildup -$3,900,000.00

REVENUES (SOURCES)

FISCAL YEAR 2011

CONSOLIDATED SOURCES AND USES OF MTW FUNDS

EXPENSE (USES)

NET INCOME/(LOSS)
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ADMINISTRATIVE 
 
 
 

 Attached are the administrative documents required for submittal of the HATC 
MTW Plan.  Those documents include the Board Resolution approving submission of the 
Plan as developed, verification that the necessary public hearings were held, Certification 
of a Drug-Free Workplace, Certification of Payments to Influence Federal Transactions, 
and Disclosure of Lobbying Activities.   
 
As part of the administrative procedures for the MTW Plan, the HATC does not plan to 
do any specific evaluations or any other type of assessment with regard to the MTW 
program. 
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MTW HARDSHIP POLICY 
 
 
The Housing Authority recognizes that substantial, unforeseen hardships may arise, such 
that families cannot pay their full rent.  In such cases, the families may apply to the 
Housing Authority for relief.  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 
community 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 decreased, 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 community 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. 
 
 
 
 

Five Year Time-Out Analysis as of 09/30/09 
  

  
  

Number of MtW Time-Outs 
 

1262 
Number of Hardships Requests 

 
61 

Percentage of Hardship Requests 5% 
Number of Hardship Requests Approved 45 
Number Who Applied Again After Time-
Out 366 
Number Housed Again   97 
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VIOLENCE AGAINST WOMEN AND DEPARTMENT OF 
JUSTICE REAUTHORIZATION ACT OF 2005 COMPLIANCE 

 
 

The Housing Authority of Tulare County has implemented the policies of the Violence 
Against Women and Department of Justice Reauthorization Act of 2005 (VAWA).  
Under those policies, Section 8 Program tenants and landlords are informed of the 
requirements of the law, both in letters and in the revised Section contracts and Tenancy 
Addendums.  Any questions by landlords are referred to our attorney. 
 
Our Public Housing staff is trained to watch for the effects of domestic violence, and to 
intervene where appropriate.  When eviction notices are served for causes other than non-
payment of rent, letters and certification forms informing tenants of their VAWA rights 
are given to the family members involved so that they can inform the Agency of any 
domestic violence, and the eviction can be bifurcated. 
 
The Agency cooperates with the various shelters in the jurisdiction.  When informed of 
domestic violence situations either by shelter staff or the tenants themselves, the families 
are informed where they can stay temporarily and get any legal help they may need. 
Agency policies include provisions to assist remaining family members while taking 
measures to evict or restrict the abuser from access to the unit or the complex.  
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