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I.

Introduction

What is MTW?

Moving to Work (MTW) is a demonstration program, established by Congress in 1996, that offers a
limited number of public housing authorities (PHAs) the opportunity to propose and test innovative,
locally-designed approaches to administering housing programs and self-sufficiency strategies for
low-income families that are unique to their local needs and challenges. The program also permits
PHAs to combine Federal funds from the Public Housing Operating Fund, Capital Fund and Housing
Choice Voucher Program into a single, agency-wide funding source or “block grant.” With the U.S.
Department of Housing and Urban Development’s (HUD) approval, PHAs can waive certain statutes
and regulations to explore different and creative ways to improve their housing programs provided that
each of the proposed activities address at least one of the three MTW Statutory Objectives:


Increase housing choices for low-income families.



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



Reduce costs and achieve greater cost effectiveness in Federal expenditures.

The Housing Authority of the City of Reno (RHA) was selected and designated as one of four new
MTW agencies in 2013 after a national competition was held in 2012. The MTW Agreement between
RHA and HUD was executed on June 27, 2013 and remains effective through RHA’s Fiscal Year
2018. While it is anticipated that the contracts for all MTW agencies will be extended by HUD until
2028, contract extensions have not yet been executed.

FY 2016 MTW Plan Overview

Fiscal Year 2016 (i.e. the period from July 1, 2015 through June 30, 2016) will be RHA’s third year as
an MTW agency. Each year RHA is required to adopt an Annual MTW Plan for HUD approval in
advance of the start of the fiscal year. This plan, which is organized according to HUD’s
requirements, explains both the planned/proposed MTW activities, and the current ongoing activities
that are allowed with HUD’s approval utilizing MTW flexibilities.
RHA staff began discussing the FY 2016 MTW Annual Plan, including each of the planned/proposed
activities, during Resident Council and Resident Advisory Board meetings in December 2014. Public
review and comment was also solicited prior to review and approval by RHA’s Board of
Commissioners on March 24, 2015 and final submission to HUD. For additional details on RHA’s
public process, please refer to Section VI of this plan and the accompanying attachments.
During the first two years as an MTW agency, RHA’s key goals included a Rent Reform study, a
Mobility Demonstration for Public Housing (PH) residents, the elimination of negative rents, the
simplification of utility allowances for Housing Choice Voucher (HCV) participants, and several other
activities that have streamlined resident requirements and saved RHA time and money. A working
relationship with the University of Nevada, Reno (UNR) was also developed to track outcomes and
provide data analysis. All of these activities will be continued in FY 2016.
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Overview of RHA’s Annual Goals and Objectives

Throughout RHA’s participation in the MTW demonstration, staff have continued to look for ways to
improve each of the planned activities and the implementation of them. Furthermore, RHA staff
continue to learn from our own experiences and through the proposals and experiences of other MTW
agencies.
A. RHA’s planned/proposed FY 2016 MTW Activities:


Establish simplified medical deductions for all elderly/disabled PH and HCV households.



Redefine HUD’s definition of “near-elderly” (24 CFR 945.105) to include persons who are
at least 55 years of age but below the age of 62. This new “near-elderly” definition will be
used to determine eligibility and referral to RHA’s senior PH units.



Implement a five-year time limit for all new non-elderly and non-disabled HCV
participants with the goal of promoting self-sufficiency.



Redesign the traditional Family Self-Sufficiency (FSS) Program to better serve existing
HCV and PH participants in addition to all new non-elderly and non-disabled HCV
participants with time limited vouchers.



Allow HCV participants, at their option, to lease units that exceed the 40% maximum rent
burden to provide them with more housing choice.



Eliminate Earned Income Disallowance (EID) for PH residents and HCV participants.



Disregard, for rent purposes only, earned income of PH household members, ages 18-20,
who are not the head of household or co-head.



Implement a $75 fee for each additional HQS inspection when more than two inspections
are required due to the owner/manager’s failure to complete the needed repairs.

B. Planned FY 2016 MTW Activities that do not require additional waivers:


RHA will continue to use single fund flexibility to implement necessary energy and water
saving measures at its eight PH complexes. In FY 2016, RHA plans to replace 900
aluminum frame windows throughout the Mineral Manor complex with energy star rated,
highly efficient, thermal pane windows. The following table details the number of
windows to be replaced:

Plan amendment approved by HUD on 5/11/16
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Mineral Manor single pane windows to be replaced:

Bedroom size
# of units
# of windows/unit
Total # of windows for all
units per bedroom size

1
35
5

2
52
6

3
43
7

4
14
8

175

312

301

112

Total # of windows:

900

C. Short-term MTW Goals and Objectives:


RHA’s Mobility Demonstration Program was implemented after HUD’s approval of the
FY 2014 MTW Annual Plan. The program was set up to provide PH families with
children, who meet an established criterion, mobility options that they would not otherwise
have without terminating assistance. The goal of the program was to purchase up to 50
properties, using non-MTW funds. To date, 31 properties have been made available for the
program and 30 former PH families have moved to low poverty neighborhoods.



In FY 2014, RHA simplified rent calculations by excluding all educational financial aid
from income calculations and allowing self-certification and exclusion of combined assets
under $10,000. This Activity is ongoing and will remain in effect for FY 2016.



A biennial HQS inspection for certain HCV units was implemented in RHA’s FY 2014
MTW Annual Plan. This approved Activity allowed those units that passed the previous
year’s HQS inspection on the first visit to skip an inspection the current year as long as
both the tenant and landlord agreed that an inspection was not necessary. This Activity
continues to be well received and will remain in effect for FY 2016.



RHA has assigned 47 Project-Based Vouchers (PBVs) to RHA owned/controlled units
without a competitive process and continues to identify and assign more as they become
available. This Activity is ongoing and will remain in effect for FY 2016.



In FY 2015, RHA began performing inspections on all tenant and PBV units regardless of
ownership or property management status including those owned and/or managed by RHA.
This Activity is ongoing and will remain in effect for FY 2016.



Single fund flexibility will continue to be used to improve RHA’s Public Housing
properties, specifically improvements that are focused on energy and water savings.



RHA expanded self-sufficiency activities through the FSS Lite Program and will continue
having FSS Coordinators work with non-elderly and non-disabled clients in all rental
assistance programs to assist them in seeking and/or obtaining work as they move toward
their self-sufficiency goals.
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In FY 2015, RHA set aside up to $50,000 using MTW funding flexibility to assist FSS Lite
Program participants with costs related to increasing their self-sufficiency. As
transportation is one of the biggest barriers for several of RHA’s FSS participants, $1,535
of this set aside fund has been requested to purchase bus passes and $695 has been
requested to cover the cost for driving lessons at All American Driving School and the
accompanying DMV testing fees. Furthermore, Rent Reform clients are now participating
in the FSS Lite Program and RHA staff expect that they, along with new FSS Program
participants, will take full advantage of this available funding in the coming year. To
continue to assist FSS participants with the costs identified in FY 2015 along with any
additional expenses related to increasing their self-sufficiency, these FSS funds will
continue to be made available to FSS participants in FY 2016.

D. Long-term MTW Goals and Objectives:
RHA continues to work closely with UNR to document the initial values and, over the years,
the outcomes of the Mobility Demonstration Program and Rent Reform Controlled Study. A
questionnaire has been developed and administered to all participants in both programs to
provide RHA and UNR with baseline data to track the annual progress of program participants.
RHA’s purchase of vacant single-family homes, duplexes, and condominiums and the
assignment of PBVs for the Mobility Demonstration Program continues. Since the beginning
of this initiative, RHA staff decided that, in addition to new purchases, currently owned
properties in low-poverty census tracts could also be used if they became vacant. In utilizing
both new purchases and the reassignment of properties currently owned, 31 properties have
been made available for this activity and 30 are currently occupied. RHA now plans to cap this
program at 40 units instead of 32, but may consider increasing this number in the future.
A Rent Reform Controlled Study was implemented by RHA after HUD’s approval of the FY
2014 MTW Annual Plan. To date, 153 vouchers have been issued to two sets of families with
children who collectively make up a control group and a study group. Families participating in
the control group have been issued vouchers calculated in the standard fashion; however each
voucher has a time limit of five years. Families participating in the study group have a set
amount for total tenant payment depending on the year of the program and based on the
voucher bedroom size of the family. These families were also issued five-year time limited
vouchers. RHA continues to monitor and track these voucher participants.
RHA has partnered with two local non-profits to provide special needs housing. A signed
agreement has been executed with the Committee to Aid Abused Women (CAAW) and Casa
de Vida. CAAW provides free services for people experiencing family violence and connects
individuals and families in Washoe County with the essential resources to help them restore
safety and reclaim their lives. Casa de Vida provides home and support services to pregnant
young women and their babies. Through a formalized partnership with each agency, RHA is
able to offer their clients a place to call home during a time when they are faced with a very
difficult situation. To date, five units have been identified for use by one of RHA’s non-profit
partners.
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In addition, RHA continues to work with Silver Sage Manor, Inc. and has submitted the
required application to HUD to assign five PBVs to their property located at 435 Moran St.
The property was completely rehabilitated by Silver Sage Manor, Inc. using NSP3 funds
provided by the City of Reno and houses elderly families in the Reno, Sparks, and Washoe
County community who are, or may soon become, homeless. RHA will continue to reach out
to other possible non-profit community partners and may explore assisting one with vouchers
and/or financial assistance using single fund flexibility.
In FY 2015, RHA removed negative rents entirely for PH residents and HCV program
participants. In future years, RHA may look at increasing the minimum rent to $100.
E. Non-MTW Goals and Objectives:
Non-MTW activities are defined by HUD as those activities that do not require MTW authority
or flexibility to implement. In addition to its planned long and short-term MTW activities,
RHA will:


Continue physical needs improvements at RHA’s eight PH complexes.



Update the five-year plan for capital improvement expenditures.



Conduct a Physical Needs Assessment of RHA’s eight PH complexes.



Complete the upgrade of RHA’s software system.

Plan amendment approved by HUD on 5/11/16
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II.

General Housing Authority Operating Information
II.1. Housing Stock Information
RHA will not be adding any new Public Housing units in FY 2016.

A. Planned New Public Housing Units to be Added during the Fiscal Year
AMP
Name and
Number
PIC Dev. #
/AMP
PIC Dev.
Name
PIC Dev.
Name

Bedroom Size
0 1

2

3

4

5

6+

0

0

0

0

0

0

0

Total Public Housing Units to be Added

Total
Units

Population
Type *

0

N/A

# of UFAS Units
Fully
Adaptable
Accessible

0

0

0

* Select Population Type from: Elderly, Disabled, General, Elderly/Disabled, Other
If Other, please describe: N/A

RHA will not be removing any Public Housing units in FY 2016.

B. Planned Public Housing Units to be Removed during the Fiscal Year
PIC Dev. # / AMP
and PIC Dev. Name
PIC Dev. # /AMP
PIC Dev. Name
Total Number of
Units to be
Removed

Number of Units to
be Removed

Explanation for Removal

0

N/A

0
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C. New Housing Choice Vouchers to be Project-Based during the Fiscal Year
Property Name

Anticipated
Number of New
Vouchers to be
Project-Based *

Mobility
Demonstration and
opportunity
properties

10

Single Family
Home ProjectBased Vouchers

10

Yorkshire Terrace

5

Partnerships

5

Privately owned
properties

Anticipated Total
New Vouchers to
be Project-Based

10

Description of Project
Public Housing tenants in good standing are being allowed to
move to RHA's scattered-site rental properties on a two-year
Project-Based Voucher. RHA has assigned a total of 33 PBVs to
these units (30 Mobility Demonstration Program and 3
opportunity properties) with plans to assign additional PBVs as
properties are acquired or repurposed from other RHA programs.
RHA has a number of single family homes acquired under NSP2
and other programs which will be shifted to Project-Based
Vouchers as they become vacant. A total of seven PBVs have
currently been assigned. RHA plans to assign additional PBVs
as properties are acquired or become vacant.
RHA has assigned five PBVs to units at Yorkshire Terrace,
RHA's 30 unit LIHTC property. This was quite effective, and
RHA plans to expand this to include more units as they become
vacant. Through Activity 2015-03, PBVs may be assigned to
100% of these units.
RHA formalized agreements with CAAW and Casa de Vida, and
is exploring working with one or more additional non-profit
groups to provide housing while the non-profit group provides
services. Currently two units have been assigned PBVs; three
additional units have been identified.
RHA continues to work with Silver Sage Manor, Inc. and has
submitted the required application to HUD to assign five PBVs
to their property located at 435 Moran St.
RHA plans to allocate PBVs to privately owned properties,
through a competitive process in exchange for their commitment
to provide affordable housing to individuals and/or families

who are experiencing homelessness.

40

Anticipated Total Number
of Project-Based Vouchers
Committed at the End of
the Fiscal Year

92

Anticipated Total Number
of Project-Based Vouchers
Leased Up or Issued to a
Potential Tenant at the End
of the Fiscal Year

92

*New refers to tenant-based vouchers that are being project-based for the first time. The count should only include agreements in
which a HAP agreement will be in place by the end of the year.
Plan amendment approved by HUD on 5/11/16
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D.

Other Changes to the Housing Stock Anticipated during the Fiscal Year

RHA plans to continue purchasing single family homes, apartments, and condos for use with Project-Based
Vouchers. Scattered site properties located in low poverty neighborhoods may be identified for use in RHA’s
Mobility Demonstration. All other properties acquired will be used to provide additional housing choices for
low-income families through RHA’s opportunity and single family home PBVs.
Examples of the types of other changes can include but are not limited to units that are held off-line due to the relocation of
residents, units that are off-line due to substantial rehabilitation and potential plans for acquiring units.

E.

General Description of All Planned Capital Fund Expenditures during the Plan
Year
During the coming year, RHA plans to expend over $900,000 from multiple Capital Fund
years to carry out additional necessary capital improvements to its PH communities. RHA will
also continue to use MTW funding flexibilities to complete water and energy saving measures
at its PH complexes as needed. In FY 2016, RHA is planning to implement the following
capital projects based on funding availability:


Kitchen cabinet and drain line replacement - expected FY 2015 Expenditure:
$395,235.
Essex Manor has aging kitchen cabinets and drain lines that need to be replaced.



Exterior lighting upgrades - expected FY 2015 Expenditure: $25,000.
Lighting upgrades at Essex Manor will be completed.



Appliance replacement - expected FY 2016 Expenditure: $53,500.
Silverada Manor and McGraw Court both have aging appliances that should be replaced.



Exterior painting - expected FY 2016 Expenditure: $425,000.
The exterior of the buildings at Stead Manor and Hawk View Apartments need
repainting.



Cabinet replacement – expected FY 2016 Expenditure: $30,000.
The cabinets in the accessible units at Essex Manor need to be replaced.

Plan amendment approved by HUD on 5/11/16
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II.2. Leasing Information
A.

Planned Number of Households Served at the End of the Fiscal Year
Planned Number of
Households to be
Served*

Planned Number
of Unit Months
Occupied/
Leased***

745¹

8,940

2,382¹

28,584

Number of Units to be Occupied/Leased through
Local, Non-Traditional, MTW Funded,
Property-Based Assistance Programs **

0

0

Number of Units to be Occupied/Leased through
Local, Non-Traditional, MTW Funded,
Tenant-Based Assistance Programs **

0

0

3,127

37,524

MTW Households to be Served Through:

Federal MTW Public Housing Units to be Leased
Federal MTW Voucher (HCV) Units to be Utilized

Total Households Projected to be Served

* Calculated by dividing the planned number of unit months occupied/leased by 12.
** In instances when a local, non-traditional program provides a certain subsidy level but does not specify a number of
units/households to be served, the PHA should estimate the number of households to be served.
***Unit Months Occupied/Leased is the total number of months the PHA has leased/occupied units, according to unit
category during the fiscal year.

¹ Planned Number of Households to be Served is set at HUD’s initial baseline figure for RHA’s PH and HCV
Programs under PIH Notice 2013-2.

In addition to serving MTW households, RHA uses Federal and non-Federal funds to assist
other households through the following non-MTW programs:
Non-MTW Programs
VASH
Scattered Site Rentals*
RHA Unaided Units
Tax Credit
Total # of Non-MTW Program households

Number
228
138
26
30
429

*This is in addition to the 31 properties identified for the Mobility Program.
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B.

Reporting Compliance with Statutory MTW Requirements
RHA is in compliance with all MTW reporting requirements.

C.

Description of any Anticipated Issues Related to Leasing of Public Housing, Housing
Choice Vouchers and/or Local, Non-Traditional Units and Possible Solutions
RHA does not anticipate any issues related to leasing.

Plan amendment approved by HUD on 5/11/16
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II.3. Wait List Information
A. Wait List Information Projected for the Beginning of the Fiscal Year
Housing
Program(s) *
Federal MTW
Public Housing
Units
Federal MTW
Public Housing
Units
Federal MTW
Public Housing
Units
Federal MTW
Housing Choice
Voucher Program
Federal MTW
Housing Choice
Voucher Program
Federal MTW
Housing Choice
Voucher Units

Wait List Type**
Community-Wide
Family Public
Housing
Site-Based Stead
Manor Family
Public Housing
Community-Wide
Elderly and
Disabled Housing
Community-Wide
Community-Wide
Mod Rehab and
SRO
Site-Based
Project-Based
units owned by
RHA

Number of
Households
on Wait List

Wait List
Open, Partially
Open or
Closed***

Are There Plans
to Open the Wait
List During the
Fiscal Year

1,108

Partially Open

Yes

555

Open

N/A

192

Partially Open

Yes

1,587

Open

N/A

36

Closed

No

648

Partially Open

No

* Select Housing Program: Federal MTW Public Housing Units; Federal MTW Housing Choice Voucher Program;
Federal non-MTW Housing Choice Voucher Units; Tenant-Based Local, Non-Traditional MTW Housing Assistance
Program; Project-Based Local, Non-Traditional MTW Housing Assistance Program; and Combined Tenant-Based and
Project-Based Local, Non-Traditional MTW Housing Assistance Program.
** Select Wait List Types: Community-Wide, Site-Based, Merged (Combined Public Housing or Voucher Wait List),
Program Specific (Limited by HUD or Local PHA Rules to Certain Categories of Households which are Described in
the Rules for Program Participation), None (If the Program is a New Wait List, Not an Existing Wait List), or Other
(Please Provide a Brief Description of this Wait List Type).
*** For Partially Open Wait Lists, provide a description of the populations for which the waiting list is open.

Community-Wide Family Public Housing: Waiting list is open for two, three and four bedroom units
Community-Wide Elderly and Disabled Housing: Waiting list is open for two bedroom units
Site-Based Project-Based units owned by RHA: Waiting list is open for three and four bedroom units
If Local, Non-Traditional Housing Program, please describe:
N/A
If Other Wait List Type, please describe:

N/A

If there are any changes to the organizational structure of the wait list or policy changes regarding the wait
list, provide a narrative detailing these changes.
There are no changes to the organization structure of the wait list or policy changes regarding the wait list.
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III.

Proposed MTW Activities: HUD approval requested

MTW Activity 2016-01: Simplification of medical deductions
A.

Description:
Under HUD’s current rule, if the head, co-head/spouse, or sole member of an applicant
household is elderly (62 years of age or older), handicapped or disabled, the entire household
may claim, as a deduction, medical expenses that are in excess of three percent of their
annual income as long as the expenses are not compensated for or covered by insurance.
This deduction includes all anticipated expenses for the next 12 months, payments on
accumulated major medical bills, dental expenses, prescription medicines, transportation
expenses directly related to medical treatment, eyeglasses and contacts, medical insurance
premiums, hearing aids and batteries, and the cost of live-in assistance.
As RHA staff must verify all deductions from income, elderly and disabled households who
claim medical deductions spend a substantial amount of time gathering the required
documentation that often times is information that they may deem too private to share.
Rather than use third party verifications and require residents to provide receipts showing out
of pocket medical expenses, RHA is proposing to establish a simplified medical deduction
based entirely on the household’s gross income. This will not only reduce the amount of
time and cost for qualified elderly and disabled households to gather the required
documentation, but also alleviate the perceived intrusiveness by those households when
claiming the deduction.
RHA proposes the following seven simplified medical deductions based on the household’s
total gross income for all elderly and disabled PH residents and HCV participants:
Gross Annual
Income Range
$1 - $5,499
$5,500 - $7,199
$7,200 - $10,899
$10,900 - $14,499
$14,500 - $16,999
$17,000 - $20,699
$20,700 +

Proposed Annual
Medical Deduction
$20
$150
$175
$450
$750
$1,050
$1,200

This deduction will apply to all elderly and disabled households regardless of whether or not
their portion of total medical expenses exceeds three percent of their annual income. It is
anticipated that implementation of this Activity will result in a reduction in the number of
verifications required for recertifications, the process will become more simplified and the
overall administrative costs will decrease without having to remove the benefit for the
family.
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B.

How does this achieve one or more of the statutory objectives?
This will reduce cost and achieve greater cost effectiveness in Federal expenditures by
reducing the amount of time staff spend verifying all medical deductions claimed during
HCV and PH recertifications.

C.

Identify and discuss the anticipated impact of the proposed MTW activity on the stated
objective:
In 2014, elderly and disabled PH residents and HCV participants, including those who did
not claim a medical expense during the year, could have claimed a total of $803,916 in
medical expenses. Under the proposed simplified system, these same 1,402 PH residents and
HCV participants would claim $734,625.
Current Cost of PH Residents
Current Cost of HCV Participants
Total Current Cost Overall

$ 206,261
$ 597,655
$ 803,916

New Cost of PH Residents
New Cost of HCV Participants
Total New Cost Overall

$ 181,110
$ 553,515
$ 734,625

Total Overall Savings $ 69,291*
*Total agency cost savings is expected to vary as gross household income fluctuates when families move on
and off the PH and HCV Programs.

RHA also anticipates that there will be an overall cost savings to the agency due to the
reduced amount of time spent by staff on verifications for each household’s annual
recertification.
D.

Provide the anticipated schedules for achieving the stated objective:
RHA is required to provide a 30 day notice for rent increases. Notification will be issued
following HUD approval of this plan and put into effect upon the household’s first annual
recertification following July 1, 2015 or approval of this plan.

Plan amendment approved by HUD on 5/11/16
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Activity Metrics:
2016-01 CE #1: Agency Cost Savings
Unit of Measurement

Baseline

Benchmark

Currently medical verifications are
conducted for approximately 15.17 Public
Housing households per month.
Decrease in the cost associated
with PH Program calculations.

It costs RHA $27.70 per household
resulting in an approximate cost to the
Agency of $420 per month or $5,040
annually.

$0

The following table details the costs
incurred by RHA per household.
Currently medical verifications are
conducted for approximately 76.34
Housing Choice Voucher households per
month.
Decrease in the cost associated
with HCV Program
calculations.

It costs RHA $22.28 per household
resulting in an approximate cost to the
Agency of $1,701 per month or $20,412
annually.

$0

The following table details the costs
incurred by RHA per household.
Time and cost incurred for processing Medical Deductions per household
PH Program
HCV Program
Material
Cost for
Asset/Assistant
Manager

$4.19

Total

$4.19

Time
1.05 hrs @
$22.39 per hr¹

Total Cost per Client:

Labor
$23.51

$23.51
$27.70

Material
Cost For Housing
Specialist
Cost for Office
Clerk

$4.19

Total

$4.19

Time

Labor

.325 hrs @
$18.33 per hr²

$5.96

.73 hrs @
$16.62 per hr³

$12.13

$18.09

Total Cost per Client:

$22.28

¹ Hourly rate based on average Asset Manager salary ($20.41-$28.72/hr) and Assistant Asset Manager salary ($16.79-$23.63/hr)
² Hourly rate based on average Housing Specialist salary ($15.23-$21.43/hr)
³ Hourly rate based on average General Office Clerk salary ($13.81-$19.43/hr)
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2016-01 CE #2: Staff Time Savings
Unit of Measurement

Baseline

Decrease in staff time
associated with PH Program
calculations.

Decrease in staff time
associated with HCV Program
calculations.

Currently medical verifications are
conducted for approximately 15.17 Public
Housing households per month.
Asset Managers/Assistant Asset Managers
spend approximately 15.93 hours per
month or 191.14 hours annually.

Benchmark

0

Currently medical verifications are
conducted for approximately 76.34
Housing Choice Voucher households per
month.
Housing Specialists spend approximately
24.81 hours per month or 297.73 hours
annually.

0

Office Clerks spend approximately 55.73
hours per month or 668.74 hours annually.
2016-01 CE #3: Decrease in Error Rate of Task Execution
Unit of Measurement

Baseline

Benchmark

Decrease in error rate
associated with PH Program
calculations.

Staff routinely conduct audits on tenant
files to determine and identify errors based
on the various variables to calculate rent
within the PH Program. Out of 225 audits
conducted, six were found to contain errors
or 2%.

0

Decrease in error rate
associated with HCV Program
calculations.

Staff routinely conduct audits on
participant files to determine and identify
errors within the HCV Program files. Out
of 72 audits conducted, four were found to
contain errors or 5%.

0
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2016-01 CE #5: Increase in Agency Rental Revenue
Unit of Measurement

Baseline

Benchmark
$11,221

Increase in rental revenue
associated with PH Program
calculations.

$0

On average, 308 PH residents will have
their rent increased by $3.04 per month; an
increase in rental revenue of $935.08 per
month or $11,221 annually.
$8,765¹

Increase in rental revenue
associated with HCV Program
calculations.

$0

On average, 1,094 HCV clients will have
their tenant contribution to rent increased
by $0.67 per month; an increase of $730.46
per month or $8,765 annually.

¹This is tenant contribution to rent, not an increase in rental revenue to RHA.
Need/Justification for MTW Flexibility:
Note: all references to authorizations are to the section and paragraph citation of Attachment C of
the Standard MTW Agreement.
In order for RHA to simplify medical deductions for all elderly and disabled PH residents and
HCV participants based on the household’s total gross income, the following authorizations are
needed:
C.11. Rent Policies and Term Limits.
The Agency is authorized to determine family payment, including the total tenant payment,
the minimum rent, utility reimbursements and tenant rent. The Agency is authorized to
adopt and implement any reasonable policies for setting rents in Public Housing including
but not limited to establishing definitions of income and adjusted income, or earned income
disallowance that differ from those in current statutes or regulations. The Agency is
authorized to adopt and implement term limits for its public housing assistance. Such
policies must include provisions for addressing hardship cases. This authorization waives
certain provisions of Section 3(a)(2), 3(a)(3)(A) and Section 6(l) of the 1937 Act and 24
C.F.R. 5.603, 5.611, 5.628, 5.630, 5.632, 5.634, and 960.255 and 966 Subpart A.
D.2.a. Rent Policies and Term Limits.
The Agency is authorized to adopt and implement any reasonable policy to establish
payment standards, rents or subsidy levels for tenant-based assistance that differ from the
currently mandated program requirements in the 1937 Act and its implementing
regulations. The Agency is authorized to adopt and implement any reasonable policies to
calculate the tenant portion of the rent that differ from the currently mandated program
requirements in the 1937 Act and its implementing regulations. This authorization waives
Plan amendment approved by HUD on 5/11/16

19 | P a g e

Housing Authority of the City of Reno’s FY 2016 MTW Annual Plan

certain provisions of Sections 8(o)(1), 8(o)(2), 8(o)(3), 8(o)(10) and 8(o)(13)(H)-(I) of the
1937 Act and 24 C.F.R. 982.508, 982.503 and 982.518.
These authorizations enable RHA to adopt and implement reasonable policies for calculating rents
that differ from those in current statutes or regulations.
Impact Analysis:
RHA proposes the following seven simplified medical deductions based on the household’s total
gross income for all elderly and disabled PH residents and HCV participants:
Gross Annual
Income Range
$1 - $5,499
$5,500 - $7,199
$7,200 - $10,899
$10,900 - $14,499
$14,500 - $16,999
$17,000 - $20,699
$20,700 +

Proposed Annual
Medical Deduction
$20
$150
$175
$450
$750
$1,050
$1,200

Currently, 1,402 elderly and disabled PH residents and HCV participants will be affected by this
policy. Based on current medical expenses being claimed by PH residents and HCV participants,
some tenants will see a slight increase in rent with the proposed Activity; however, the average
change in rent for the population overall is less than $2 per month.
Gross Annual
Income Range

# of PH
Residents
effected

# of HCV
Participants
effected

Average
current
deduction

New
proposed
deduction

Average
deductible
effect on rent

Average per
month change
in rent

$1 - $5,499
$5,500 - $7,199
$7,200 - $10,899
$10,900 - $14,499
$14,500 - $16,999
$17,000 - $20,699
$20,700+

8
4
92
80
34
35
55

17
4
407
316
145
104
101

$21
$172
$182
$486
$786
$1,090
$1,457

$20
$150
$175
$450
$750
$1,050
$1,200

$1
$4
$4
$11
$19
$26
$30

$0
$1
$0
$1
$1
$1
$6

Hardship Policy:
In the event a participant wishes to have their portion of rent calculated based on unreimbursed
medical expenses contrary to this Activity, they must request a hardship. RHA will establish a
three person committee to review all requests for hardship; however, in order to be considered for
a hardship and referred to the committee, participants must meet the following criteria:
1) household’s monthly rent is no less than RHA’s established minimum rent; 2) third party
documentation must be provided detailing all anticipated medical expenses including monetary
amounts and frequency. Once submitted, the three person committee will review all of the
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detailed expenses provided and determine whether a hardship is warranted. If any part of the
established criteria is not met, a hardship will not be granted.
Description of Annual Reevaluation of Rent Reform Activity:
RHA will review the outcomes of families whose rent was changed under this Activity and
determine if there has been excessive hardship for the population as a whole.
Transition Period:
RHA is required to provide a 30 day notice for rent increases. Notification will be issued following
HUD approval of this plan and put into effect upon the household’s first annual recertification
following July 1, 2015 or approval of this plan.
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MTW Activity 2016-02: Redefine near-elderly person
A.

Description:
24 CFR 945.105 defines a near-elderly person as a person who is at least 50 years of age but
below the age of 62, who may be a person with a disability. Furthermore, a near-elderly
family is defined as a family whose head, spouse, or sole member is a near-elderly person.
The term “near-elderly family” includes two or more near-elderly persons living together,
and one or more near-elderly persons living with one or more persons who are determined to
be essential to the care or well-being of the near-elderly person or persons. A near-elderly
family may include other family members who are not near-elderly.
RHA’s Admissions and Continued Occupancy Policy (ACOP) for Public Housing establishes
tenant selection criteria that currently allows families qualifying as "Elderly" (disabled and
handicapped) to be admitted to one of three senior sites: Tom Sawyer Village, Silverada
Manor or John McGraw Court. However, RHA’s management staff often have difficulty
leasing efficiency units at these sites and on average the units can remain vacant for 20 days.
In many instances, there may be near-elderly households between the ages of 55 and 62 who
will continue to remain on the waiting list when they could otherwise be offered one of these
efficiency units if given the option.
RHA proposes to change the definition of near-elderly for its Public Housing Program to
limit it to persons who are at least 55 years of age but below the age of 62 and treat these
newly defined near-elderly households as “Elderly” to allow for their admission from the
waiting list to RHA’s Public Housing senior sites. Implementation of this Activity will
increase the number of eligible families for referral to these PH units whose head or co-head
is near-elderly without raising concerns with current residents regarding potential lifestyle
conflicts. Furthermore, by redefining near-elderly and allowing those households to be
treated as “Elderly” for admission to RHA’s senior PH complexes only, RHA increases the
affordable housing opportunities for these individuals substantially.
Implementation of this change will not qualify the near-elderly family for the Elderly/
Disabled Allowance, triennial recertification schedule or Medical Deduction.

B.

How does this achieve one or more of the statutory objectives?
This Activity is designed to meet the statutory objective of increasing housing choice for
low-income families.

C.

Identify and discuss the anticipated impact of the proposed MTW activity on the stated
objective:
Often times, near-elderly households are comprised of single adults or families with no more
than two household members. Without a reasonable accommodation for a live-in attendant
or some other approved reason for a second bedroom, these near-elderly households can
potentially be limited to 35 units at Mineral Manor based on RHA’s established occupancy
standards. By redefining near-elderly and allowing those same households to be treated as
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“Elderly” for admission to RHA’s senior PH complexes, RHA will increase the affordable
housing opportunities for these households by 194 units or 85%.
Furthermore, near-elderly households who qualify for a two bedroom unit per RHA’s
established occupancy standards would have their affordable housing opportunities increased
by 90 units or 22%.

D.

Family
Sites

Mineral Manor
Stead Manor
Hawk View
Apartments
Essex Manor
Myra Birch Manor

Senior
Sites

# of units available to near-elderly households by complex

Tom Sawyer Village
Silverada Manor
McGraw Court

Efficiency
0
0

1 bdrm
35
0

2 bdrm
52
44

0

0

100

0
0

0
0

70
56

24
22
0

50
64
34

26
64
0

Total # of efficiency/one bdrm units available at RHA’s PH Family Sites:
Total # of efficiency/one bdrm units available at RHA’s PH Senior Sites:
Total # of efficiency/one bdrm units available:

35
194
229

Total # of two bedroom units available at RHA’s PH Family Sites:
Total # two bedroom units available at RHA’s PH Senior Sites:
Total # of two bedroom units:

322
90
412

Provide the anticipated schedules for achieving the stated objective:
This Activity can go into effect upon approval of this plan.

Activity Metrics:
2016-02 HC #4: Displacement Prevention
Unit of Measurement
Decrease in the number of
households at or below 80%
AMI who would lose assistance
or need to move.

Baseline

Benchmark

0*

0*

*This Activity will not cause displacement in any way. RHA will only offer units at one of its senior PH complexes to newly
defined near-elderly households if/when a unit becomes vacant.
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2016-02 HC #5: Increase in Resident Mobility
Unit of Measurement
Increase in the number of
near-elderly households who
are able to move to a better unit
and/or neighborhood of
opportunity.

Baseline

Benchmark

0*

0*

*RHA’s three senior Public Housing complexes are not located in low-poverty areas. Furthermore, as near-elderly applicants will
be pulled from the waiting list, there will be no increase in resident mobility as a result of this Activity.

2016-02 RHA Local Metric: Additional Units of Housing Made Available
Unit of Measurement

Baseline

Benchmark
17

Increase in the number of new
housing units made available to
near-elderly households at or
below 80% AMI.

0
Currently these units are not
being offered to this population.

December 31, 2013 - January 6, 2015,
RHA experienced 55 vacancies within
the three senior PH complexes;
approximately 30% of these could have
been offered/leased to near-elderly
households, or 17 units.

RHA’s ACOP for Public Housing establishes the current tenant selection criteria and outlines that
tenants shall be selected on the basis of a number of varying preferences. While RHA anticipates
that the average applicant time on the wait list for this population will decrease upon
implementation of this Activity, tracking whether or not the decrease is entirely due to this policy
change would be unreasonably burdensome.
Need/Justification for MTW Flexibility:
Note: all references to authorizations are to the section and paragraph citation of Attachment C of
the Standard MTW Agreement.
In order for RHA to develop and adopt policies and procedures that allow for the admission of
redefined near-elderly families into the Public Housing Program that differ from those in current
statutes or regulations, the following authorization is needed:
C.2. The Agency is authorized to develop and adopt local preferences and admission policies
and procedures for admission into the public housing program in lieu of HUD statutes,
regulations or other requirements based in the 1937 Act so long as the families assisted
qualify as low-income, and that the total mix of families assisted meets the requirements of
part I.C of the Amended and Restated MTW Agreement. The Agency is required to revise
the Admissions and Continued Occupancy Policy (ACOP), to implement changes in public
housing occupancy policy as a result of the MTW program. Regardless of changes to the
Agency’s adopted ACOP policies and procedures, the Agency must comply with Sections
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I(B)(1) and II(D) of the MTW Agreement. The Agency is subject to state and local
preferences law. This authorization waives certain provisions of Section 3 of the 1937 Act
and 24 C.F.R. 960.206.
This authorization permits RHA to change the definition of near-elderly for its Public Housing
Program only and furthermore allows RHA to treat these newly defined households as “Elderly”
for admission to one of RHA’s senior Public Housing complexes.
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MTW Activity 2016-03: Time limited vouchers and redesign of traditional FSS Program
A.

Description:
Time limited vouchers:
As the number of families in need of housing assistance increases and the amount of time
families spend on the waiting list continues to grow, a potential lifetime benefit for those
receiving housing assistance seems incredibly unfair. Families on the waiting list could
potentially remain on the list for several years, and in many cases, these families make up the
population who need housing assistance the most. Therefore, RHA is proposing to establish
a five-year time limit for all new non-elderly/non-disabled applicants participating in the
HCV Program with the goal of promoting self-sufficiency and increasing housing
opportunities.
In an effort to assist more families in need and promote self-sufficiency, work-able nonelderly and non-disabled households receiving subsidies will be given an impetus to become
self-sufficient and cycle off of the program through the implementation of five-year time
limited vouchers. RHA believes that one of the greatest motivations for these HCV families
to work diligently towards becoming self-sufficient is the awareness that they will only have
five years to do so. Furthermore, to assist them in achieving success and becoming selfsufficient, these families will need to be provided with the appropriate tools and resources.
Prior to being issued a time limited voucher, all new non-elderly/non-disabled applicants will
be required to attend an in depth, eight hour financial literacy class conducted by the
Financial Guidance Center (FGC). FGC is a HUD approved, consumer credit counseling
agency that assists families in managing debt, increasing their credit scores, as well as
providing advice on savings, money management, and homeownership preparation. In
addition to reinforcing that all participants have a five-year time limit, FGC will encourage
participants to take full advantage of all aspects of supportive services provided by RHA’s
FSS Program as well as thoroughly cover the following topics:
1.
2.
3.
4.

Budgeting
Credit
Banking
Asset Building

Should a family choose not to participate in the class, they will be removed from the HCV
waiting list entirely and will need to reapply.
In addition to the mandatory financial literacy class, all new non-elderly and non-disabled
HCV participants will meet with an FSS Coordinator within three months of lease-up to
create an Individual Training and Service Plan (ITSP). The ITSP will outline the family’s
goals to achieve self-sufficiency within five years. All new non-elderly and non-disabled
time limited voucher holders will also be required to meet annually with an FSS Coordinator
to review the ITSP and track their progress toward achieving self-sufficiency. FSS
Coordinators will also be available to assist time-limited voucher holders throughout the
year, if needed.
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Redesign of traditional FSS Program:
In order to better serve existing HCV and PH FSS participants and all new non-elderly/nondisabled HCV participants with time limited vouchers, RHA is also proposing to redesign the
traditional HCV and PH FSS Program. This redesign will eliminate the escrow accrual for
all new HCV participants while allowing PH FSS participants to continue to participate in
FSS with the traditional escrow accrual; however, upon successful completion of the FSS
Program, the PH resident will only receive their escrow balance upon forfeiture of their
housing assistance. Should the family choose to forfeit the balance of their accrued escrow,
they will be allowed to maintain their PH unit. All current/existing HCV and PH FSS
participants will be allowed to continue their escrow accrual through the expiration of their
FSS contracts and maintain housing assistance under current FSS Program guidelines.
To assist all FSS Program participants, RHA’s FSS Coordinators will continue to strengthen
current partnerships and explore new potential partnerships with local agencies and
educational institutions in the Reno, Sparks and Washoe County community through the
Program Coordinating Committee (PCC). RHA’s FSS Program has cultivated a vast number
of community partnerships which will be made available to all FSS participants.
The following partnerships are already in place:
1. Unemployment
a. Job Connect (job search, skills training, etc.)
b. Pro Net (professional development for those with AA and higher degrees)
c. JOIN (paid job training and specialized)
d. CV Virtual (technical employment opportunities)
e. Applied Staffing (clerical and warehousing employment)
f. Community Services Agency (job skills workshops)
2. Education (High School equivalency)
a. Washoe High School
b. Northern Nevada Literacy Council
c. TMCC – Adult Education
d. Women’s and Children’s Center of the Sierra
3. Education (Post High School equivalency)
a. TMCC Re-Entry Center
b. Healthy Families Foundation (scholarships)
4. Financial Stability
a. Financial Guidance Center
i. Lending Circles (build credit score)
ii. Debt Management
iii. IDA
iv. Down-Payment Assistance
Through these established partnerships, participants are provided with the resources and tools
to help them overcome some of the most common barriers to becoming self-sufficient.
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Furthermore, all FSS participants also have access to the Self-Sufficiency Fund created by
RHA using single fund flexibility in the 2015 MTW Annual Plan. This fund covers
designated costs associated with specific self-sufficiency activities and will be utilized
whenever possible to assist participants in achieving self-sufficiency. By providing the
appropriate education, resources, and incentives RHA hopes to advance capable HCV
families to becoming self-sufficient.
B.

How does this achieve one or more of the statutory objectives?
This Activity supports MTW statutory purposes by creating incentives for families to work,
seek work, or prepare for work and become economically self-sufficient through their
involvement in the training and supportive services portions of the FSS Program.
As HCV participants progress through their five-year time limit, increase their annual income
and reach their self-sufficiency goals, the Activity should reduce costs and achieve greater
cost effectiveness in Federal expenditures as the amount of the family’s Housing Assistance
Payment (HAP) decreases. RHA also anticipates that the length of time spent on the waiting
list will also be positively impacted as HCV participants transition off of the program
resulting in an increase in housing choice for low-income families.

C.

Identify and discuss the anticipated impact of the proposed MTW activity on the stated
objective:
This Activity’s main objective is to rigorously promote self-sufficiency. RHA’s definition of
self-sufficiency is that the family will be employed and will earn 50% of the Area Median
Income (AMI) based on family size. The family may be receiving other state benefits such as
childcare subsidies, medical assistance and/or food stamps and be considered self-sufficient.
Each of the new non-elderly/non-disabled HCV families will come from no housing
assistance to obtaining subsidized housing assistance and provided with access to valuable
supportive services. RHA anticipates that many of these new HCV participants will remain
engaged, be encouraged to handle money more effectively and by providing follow up and
referrals to available community resources, these participants will gain employment and
become self-sufficient.
RHA anticipates that this initiative will also provide all FSS Program participants with the
necessary guidance and support to increase opportunities for career placement or
advancement, building a foundation for long-term success and asset development. It is,
however, recognized that this will create an increased workload for the two FSS
Coordinators on staff. To provide staff with additional support, RHA will hire up to three
UNR interns who will assist in providing self-sufficiency centered services to all FSS
participants.
Furthermore, in an effort to increase accessibility to online GED programs and employment
services, RHA will provide all FSS participants with computer access, if needed, at RHA’s
main office.
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D.

Provide the anticipated schedules for achieving the stated objective:
Time limits consisting of a five-year period for all new non-elderly/non-disabled HCV
participants and the redesign of the traditional FSS Program will become effective following
HUD approval of this plan.
RHA has entered into a partnership agreement with FGC to provide the required financial
literacy class once a month in English and quarterly in Spanish for all new non-elderly/
non-disabled HCV participants. This financial literacy class will also be available to all FSS
Program participants, as space permits. Upon approval of this plan, a formal agreement
between RHA and FGC will be executed. RHA will compensate FGC $2,000 for each
workshop or $32,000 annually. This fee includes all necessary preparation and workshop
presentation by FGC staff, all materials/handbooks to be provided to the participants which
they will be allowed to keep upon completion of the workshop, and the use of FGC facilities
should they be used to conduct the workshop.

Activity Metrics:
2016-03 CE #4: Increase in Resources Leveraged
Unit of Measurement

Baseline
$23,300

Increase in amount of funds
leveraged in dollars.

Based on the average number of
referrals for RHA’s 40 current
traditional FSS participants.

Benchmark
$95,138
Based on the average number of
referrals for RHA’s current traditional
FSS participants ($23,300) and the
anticipated referrals for time-limited
voucher households ($71,838).

2016-03 SS #1: Increase in Household Income
Unit of Measurement

Baseline

Benchmark

Average earned income of
households affected by this
policy in dollars.

Average earned income on file at
time of admission.

Increase average household earned
income by $600 each year.

2016-03 SS #2: Increase in Household Savings
Unit of Measurement

Baseline

Benchmark

Average amount of
savings/escrow of households
affected by this policy in dollars.

Average savings on file at time of
admission.

$50 increase per household.
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2016-03 SS #3: Increase in Positive Outcomes in Employment Status
Unit of Measurement

Baseline

Benchmark

Head(s) of households employed
full-time prior to
implementation.

15

29

Percentage of total work-able
households employed full-time
prior to implementation.
Head(s) of households employed
part-time prior to
implementation.
Percentage of total work-able
households employed part-time
prior to implementation.
Head(s) of households enrolled
in an educational program prior
to implementation.
Percentage of total work-able
households enrolled in an
educational program prior to
implementation.
Head(s) of households enrolled
in job training program prior to
implementation.
Percentage of total work-able
households enrolled in job
training program prior to
implementation.

37.5%
15 out of 40 current traditional
FSS participants are employed
full-time.

21%*

11

25

27.5%
11 out of 40 current traditional
FSS participants are employed
part-time.

18%*

7

17

17.5%
7 out of 40 current traditional FSS
participants are enrolled in an
educational program.

13%*

7

17

17.5%
7 out of 40 current traditional FSS
participants are enrolled in an
educational a job training
program.

13%*

* RHA anticipates the total number of households receiving FSS related services to increase by 96. This increase is in
addition to the 40 households currently enrolled in the traditional FSS Program; or 136 total households by the end of
FY 2016.
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Head(s) of households
unemployed prior to
implementation.
Percentage of total work-able
households unemployed prior to
implementation.

13
32%
13 out of 40 current traditional
FSS participants are unemployed.

44
32%
The percentage of FSS participants
who are unemployed is expected to
remain unchanged.

2016-03 SS #4: Households removed from Temporary Assistance for Needy Families (TANF)
Unit of Measurement

Baseline

Benchmark

Number of households receiving
TANF assistance.

Number of households receiving
TANF at time of admission.

5

2016-03 SS #5: Households assisted by Services that Increase Self-Sufficiency
Unit of Measurement
Number of households receiving
services aimed to increase selfsufficiency.

Baseline
82
Includes traditional FSS
participants (40) and FSS Lite
Program participants (42).

Benchmark
178
Currently, eight (8)
non-elderly/non-disabled families
are admitted onto the HCV Program
each month or 96 households
annually.

2016-03 SS #6: Reducing Per Unit Subsidy Costs for Participating Households
Unit of Measurement

Baseline

Average amount of Section 8
and/or 9 subsidy per household
affected by this policy in dollars.

Average amount of Section 8
subsidy per household at time of
admission.
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2016-03 SS #7: Increase in Agency Rental Revenue
Unit of Measurement

Baseline
$274,337/month¹

Benchmark

Increase in PHA rental revenue
in dollars due to 5-year time
limited vouchers.

The average TTP for current nonelderly/non-disabled HCV clients
is $350.81 per client or $274,337
each month.

This is expected to remain
unchanged during the first year of
implementation.

¹This is tenant contribution to rent, not an increase in rental revenue to RHA.

2016-03 SS #8: Households Transitioned to Self-Sufficiency
RHA’s definition of self-sufficiency is that the family will be employed and will earn 50% of the Area
Median Income (AMI) based on family size. The family may be receiving other state benefits such as
childcare subsidies, medical assistance and/or food stamps and be considered self-sufficient.
Unit of Measurement
Baseline
Benchmark
RHA anticipates maintaining an
On average eight traditional FSS
average of eight FSS participants
Number of households
participants transition to selftransitioning to self-sufficiency.
transitioned to self-sufficiency.
sufficiency per year.
This is expected to increase in
future years.
2016-03 HC #3: Decrease in Wait List Time
Unit of Measurement

Baseline

Benchmark

Decrease in average applicant
time on wait list in months.

The average amount of time of
applicants spent on the wait list at
time of admission.

This is expected to remain
unchanged during the first year of
implementation.

2016-03 HC #7: Households Assisted by Services that Increase Housing Choice
Unit of Measurement

Increase in number of
households receiving services
aimed to increase housing
choice.

Baseline

40
RHA currently has 40 traditional
FSS participants.
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74
Currently, eight (8)
non-elderly/non-disabled families
are admitted onto the HCV
Program each month or 96
households annually. Based on
overall participation of HCV Rent
Reform clients (Activity 2014-03),
35% or 34 of these households are
expected to sign an FSS Lite
agreement and receive services that
increase their housing choice.
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Need/Justification for MTW Flexibility:
Note: all references to authorizations are to the section and paragraph citation of Attachment C of
the Standard MTW Agreement.
The following authorizations are needed to allow RHA to establish five-year time limits for all
new non-elderly/non-disabled HCV participants, operate its FSS Program exempt from HUD
program requirements, and establish relationships with local agencies:
D.1.b.

The Agency is authorized to determine the length of the lease period, when vouchers
expire and when vouchers will be reissued. This authorization waives certain
provisions of Sections 8(o)(7)(a), 8(o)(13)(F) and 8(o)(13)(G) of the 1937 Act and 24
C.F.R. 982.303, 982.309 and 983 Subpart F.

D.1.c.

The Agency is authorized to define, adopt and implement a reexamination program that
differs from the reexamination program currently mandated in the 1937 Act and its
implementing regulations. This authorization waives certain provisions of Section
8(o)(5) of the 1937 Act and 24 C.F.R. 982.516.

D.2.d.

The Agency is authorized to implement term limits for HCV units designated as part of
the MTW demonstration. This authorization waives certain provisions of Sections
8(o)(7) and 8(o)(13)(F)-(G) of the 1937 Act and 24 C.F.R. 982 Subpart L and 983
Subpart E.

E.

The Agency is authorized to operate any of its existing self-sufficiency and training
programs, including its Family Self-Sufficiency (FSS) Program and any successor
programs exempt from certain HUD program requirements. These may include those
requirements governing program size or participation, including whether to establish
escrow accounts and other rent incentives and whether to establish mandatory selfsufficiency participation requirements. If the Agency receives dedicated funding for an
FSS Coordinator, such funds must be used to employ a self sufficiency coordinator. In
developing and operating such programs, the Agency is authorized to establish strategic
relationships and partnerships with local and public agencies and service providers to
leverage expertise and funding. This authorization waives certain provisions of Section
23 of the 1937 Act and 24 C.F.R. 984.

These authorizations enable RHA to determine when vouchers expire, adopt and implement a
reexamination program, implement term limits for HCV units, require mandatory self-sufficiency
participation and establish relationships with local agencies.
Furthermore, in order to provide mandatory services to applicants on RHA’s waitlists, the
following authorization within Attachment D is also needed:
Use of MTW Funds
The Agency and HUD acknowledge that Section 204(a) of the Omnibus Consolidated
Rescissions and Appropriations Act of 1996 (Pub. L. 104-134) provides that an agency
Plan amendment approved by HUD on 5/11/16
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participating in the MTW demonstration program may combine public housing
operating and capital funds provided under Section 9 of the U.S. Housing Act of 1937
(the “1937 Act”) and voucher program funds provided under Section 8 of the 1937 Act
“to provide housing assistance for low-income families, as defined in section 3(b)(2) of
the 1937 Act, and services to facilitate the transition to work on such terms and
conditions as the agency may propose and the Secretary may approve.”
Notwithstanding any language to the contrary, those provisions in this Agreement or its
attachments that restrict the use of funds to Sections 8 and 9 are repealed, and the
Agency may use MTW Funds to provide housing assistance for low-income families,
as defined in section 3(b)(2) of the 1937 Act, and services to facilitate the transition to
work, whether or not any such use is authorized by Sections 8 or 9 of the 1937 Act,
provided such uses are consistent with other requirements of the MTW statute [i.e.,
including but not limited to the requirements to maintain a comparable mix of families
and serve substantially the same number of families as would have been assisted if the
Agency were not in the MTW demonstration, assuring that housing assisted under the
demonstration meets housing quality standards established or approved by the
Secretary, that at least 75 percent of the families assisted be very low income families,
that the agency has established a reasonable rent policy that is designed to encourage
employment and self-sufficiency by participating families, that the requirements of
sections 12 of the 1937 Act applied to any housing assisted under the demonstration
other than housing assisted solely because of occupancy by families receiving tenantbased assistance, and that Section 18 of the 1937 Act shall continue to apply to public
housing notwithstanding the use of any use of the housing under the demonstration] and
have been proposed in an Agency’s Annual MTW Plan and approved by HUD.
Notwithstanding the above, such 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.
Impact Analysis:
Through the Rent Reform Controlled Study (Activity 2014-03), RHA established five-year time
limits focused entirely on families with children. This planned/proposed Activity, uses the same
time limited approach and would become effective for all new non-elderly/non-disabled HCV
participants.
On average eight non-elderly/non-disabled families are admitted onto the HCV Program each
month. In order to assess each family’s progress toward becoming self-sufficient over the fiveyear period, they will be required to meet with an FSS Coordinator within three months of lease up
and during their subsequent annual recertifications. These meetings are essential to assessing
whether the family is progressing toward becoming self-sufficient prior to the expiration of their
housing assistance. If needed, RHA’s FSS Coordinators will provide additional referral services
and follow up.
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At the end of the five-year time limit, the family will be terminated from assistance; however they
can then re-apply to the HCV Program, for placement according to existing waiting list
preferences.
Hardship Policy:
A committee of three staff persons will be established to review hardship requests based on
inability to pay rent once the hardship has lasted more than 30 days. If the hardship documentation
is accepted by the committee, rents may be set as low as the greater of $75 or utility costs. There
will be no negative rents. The committee will determine the length of the exemption, up to a
maximum of six months.
The hardship policy for the end of the five-year time limit will be very limited. Should the head or
co-head of the family become elderly or disabled during the five-year time period and continues to
require housing assistance, an unrestricted voucher will be issued. Other than that, there will be no
hardship exemptions from the five-year time limitation.
Description of Annual Reevaluation of Rent Reform Activity:
RHA will track and evaluate the changing statuses of these HCV families to determine whether or
not it is possible for the majority of the population to become self-sufficient prior to voucher
expiration.
Transition Period:
As this Activity affects only new non-elderly/non-disabled HCV applicants as well as new FSS
Program participants, no transition period is needed. Existing/current FSS participants will be
allowed to retain their escrow accrual through the term of their original contract. This Activity
will begin once the 2016 MTW Annual Plan is approved by HUD and will go into effect as nonelderly/non-disabled families are provided vouchers from the waiting list.
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MTW Activity 2016-04: Allow HCV participants to lease units that exceed the 40% rent
burden
A.

Description:
The regular HCV Program limits tenant rent plus utilities to no more than 40% of monthly
adjusted income; however, once a family is on the program they are then permitted to go
higher. In many cases, tenancy is not approved because the tenant’s portion of rent exceeds
this maximum 40% rent burden by a relatively small amount. Therefore, RHA proposes to
allow HCV participants, at their option, to lease units that exceed the 40% maximum rent
burden; however, the initial maximum rent burden cannot exceed 50% of their monthly
adjusted income at the time of approving tenancy and executing a HAP contract.
Implementation of this Activity will offer HCV participants a choice of housing in
accordance with their individual financial circumstances. Residents may choose housing that
is more costly than otherwise permitted under HUD regulations in order to live in lower
poverty neighborhoods with better schools and employment opportunities.

B.

How does this achieve one or more of the statutory objectives?
This Activity is designed to meet the statutory objective of increasing housing choice for
low-income families by providing them with more of a choice at lease up.

C.

Identify and discuss the anticipated impact of the proposed MTW activity on the stated
objective:
Currently 85.4% of HCV participants spend under 40% of their adjusted income on rent and
an additional five percent spend less than 50% one year after program participation. On
average HCV participants who spend more than 40% but less than 50% of their adjusted
monthly income one year after participation, have an average rent burden of 44.37%.
Average rent burden of RHA’s HCV participants
one year after participation
Gross Annual
Income
88.2%
Under 40%
5.1%
40% to 50%
6.8%
Over 50%
Average rent burden of participants who pay
40% to 50% one year after participation:

42.87%

Adjusted
Income
85.4%
5.1%
9.6%
44.37%

RHA anticipates that families will be able to choose from a larger number of units within the
Reno, Sparks and Washoe County community. This increased choice will allow HCV
participants to determine how they choose to allocate their resources.
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D.

Provide the anticipated schedules for achieving the stated objective:
This Activity will be implemented upon approval of RHA’s plan.
Activity Metrics:
2016-04 HC #5: Increase in Resident Mobility

Unit of Measurement
Number of households able to
move to a better unit and/or
neighborhood of opportunity
upon lease up as a result of
increasing the maximum rent
burden to 50%.

Baseline
0
Currently no new tenants are
allowed to lease units that exceed
the maximum rent burden of 40%.

Benchmark
52
On average RHA staff deny
tenancy to approximately one unit
per week due to the unit exceeding
the 40% maximum rent burden at
lease up by a relatively small
amount.

Need/Justification for MTW Flexibility:
Note: all references to authorizations are to the section and paragraph citation of Attachment C of
the Standard MTW Agreement.
The following authorization will allow RHA to operate, adopt and implement a reasonable rent
policy:
D.2.a. The Agency is authorized to adopt and implement any reasonable policy to establish
payment standards, rents or subsidy levels for tenant-based assistance that differ from the
currently mandated program requirements in the 1937 Act and its implementing
regulations. The Agency is authorized to adopt and implement any reasonable policies to
calculate the tenant portion of the rent that differ from the currently mandated program
requirements in the 1937 Act and its implementing regulations. This authorization waives
certain provisions of Sections 8(o)(1), 8(o)(2), 8(o)(3), 8(o)(10) and 8(o)(13)(H)-(I) of the
1937 Act and 24 C.F.R. 982.508, 982.503 and 982.518.
This authorization enables RHA to change its rent policy to allow HCV participants to lease units
that exceed the 40% rent burden.
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MTW Activity 2016-05: Eliminate Earned Income Disallowance (EID)
A.

Description:
Earned Income Disallowance (EID) allows eligible tenants in the PH and HCV Programs to
increase their incomes through employment without triggering rent increases. Currently any
assisted families in the PH Program, and any assisted family in the HCV Program with a
family member(s) with disabilities, are eligible for EID when an unemployed or underemployed family member obtains a job or increases their wages. The resulting income
increase is fully excluded for 12 months and 50% excluded for an additional 12 months. Full
and partial exclusion of wages is limited to 48 consecutive months. Further complicating the
calculation is that each family may be in a different exclusion phase or month count, making
EID cumbersome for RHA staff to administer.
While the goal of EID is to motivate people who qualify for the program to accept
employment, EID participants are often unable to maintain steady employment and
frequently have issues once the EID period runs out because they have not learned how to
effectively manage their money. Through Activity 2015-04, RHA began requiring all PH
residents participating in EID to take part in a savings plan through the Financial Guidance
Center (FGC) aimed at assisting these families in planning for their future and achieving selfsufficiency. Response to this Activity has been minimal. To date, 15 PH residents have been
referred to the FGC and only four have signed up for a savings plan. In future years, RHA
plans to discontinue Activity 2015-04.
In FY 2015, 99 individuals are currently enrolled in EID between RHA’s PH and HCV
Programs; and only 45 of these individuals are employed and benefiting from the EID
calculation. As current EID regulations are cumbersome to apply and affect approximately
three percent of families in the PH and HCV Programs, RHA is proposing to eliminate the
HUD-mandated EID from the calculation of rent. Existing/current EID participants,
including those participating in the required savings plan through Activity 2015-04, will be
phased off of the EID program. RHA does, however, recognize the impact this may have on
rent calculations for some of these participants. Therefore, current EID participants will be
allowed to retain their EID benefits for one full year following implementation to assist them
as they transition off of EID.

B.

How does this achieve one or more of the statutory objectives?
This will reduce cost and achieve greater cost effectiveness in Federal expenditures by saving
the staff time necessary to track EID participants throughout their eligibility period.

C.

Identify and discuss the anticipated impact of the proposed MTW activity on the stated
objective:
Implementation of this Activity will result in savings to the agency, decrease the amount of
staff time required to calculate a family’s rent portion, and further reduce the likelihood of
errors associated with calculating potential income exclusions.
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RHA anticipates an increase in rental revenue and a decrease in HAP dollars once current
EID participants begin to transition off of the program. This is detailed in the following
table:
Potential Savings to RHA through the Elimination of EID during FY 2016
Jul
2015
PH
HCV

Aug

Sep

Oct

Nov

Dec

Jan
2016

Feb

Mar

Apr

May

Jun

$6,043 $3,712 $3,493 $3,025 $2,853 $2,853 $2,397 $1,815 $1,466 $1,307 $1,092

$821

$1,418 $1,418 $1,335

$420

Total $7,461 $5,130

4,828

$940

$940

$940

$693

$576

$517

$517

$420

$3,965 $3,793 $3,793 $3,090 $2,391 $1,983 $1,824 $1,512 $1,241

Average Savings

PH EID
HCV EID
Total Average Savings

$2,573
$845
$3,418

In future years, it will be impossible to determine how many new PH residents or HCV
participants would have enrolled in the program once the Activity is implemented and EID is
eliminated in order to determine ongoing savings.
D.

Provide the anticipated schedules for achieving the stated objective:
This Activity will be implemented upon approval of RHA’s plan. At that time, RHA will not
enroll any new households in EID. Existing EID participants will be allowed to retain their
benefits for one year following plan approval.

Activity Metrics:
2016-05 CE #1: Agency Cost Savings
While RHA will cease executing new EID rent calculations, the work load for current participants will
remain the same during the transitional year; therefore, no noticeable cost savings are anticipated.
Unit of Measurement

Baseline

Benchmark

Currently 74 PH residents are participating in
EID; of which 35 are employed.
It costs RHA $53.74 per employed household
resulting in an approximate annual cost to the
Decrease in costs associated with Agency of $1,881. Moreover, regular monthly
tracking by six staff members results in an
EID calculations in the PH
additional cost of $55.98/month (25 minutes
Program.
per staff member) or $672 annually. Total
annual cost is $2,553.

During the transitional
year, no agency cost
savings are anticipated.

The following table details the costs incurred
by RHA per client.
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Currently 25 HCV clients are participating in
EID; of which 10 are employed.
Decrease in costs associated with It costs RHA $43.99 per household resulting in During the transitional
an approximate cost to the Agency of $440
EID calculations in the HCV
year, no agency cost
annually.
Program.
savings are anticipated.
The following table details the costs incurred
by RHA per client.
Time and cost incurred for processing EID per client
PH Program – Based on cost for
HCV Program – Based on cost for
Asset Manager & Assistant Asset Manager
Housing Specialist
Time

Labor

Annual Recertification

0.8 hrs @
$22.39 per hr¹

$17.91

Changes to Income
(on average two
changes requested
per household)

1.6 hrs @
$22.39 per hr¹

$35.82

Total Cost per Client:

$53.74

Time

Labor

Annual Recertification

0.8 hrs @
$18.33 per hr²

$14.66

Changes to Income
(on average two
changes requested
per household)

1.6 hrs @
$18.33 per hr²

$29.33

Total Cost per Client:

$43.99

¹ Hourly rate based on average Asset Manager salary ($20.41-$28.72/hr) and Assistant Asset Manager salary ($16.79-$23.63/hr)
² Hourly rate based on average Housing Specialist salary ($15.23-$21.43/hr)

2016-05 CE #2: Staff Time Savings
While RHA will cease executing new EID rent calculations, the work load for current beneficiaries will
remain the same during the transitional year; therefore, no noticeable savings in work hours is anticipated.
Unit of Measurement

Decrease in staff time associated
with EID calculations in the PH
Program.

Baseline
Currently EID rent calculations are conducted
for 35 households on an annual basis (28 hrs).
On average, each household also requests two
changes to their EID rent calculations based on
a change in their earned income (56 hrs).
Furthermore, PH staff track EID participants
on a monthly basis (30 hrs).

Benchmark

During the transitional
year, no staff time
savings are anticipated.

Asset Managers/Assistant Asset Managers
spend approximately 114 hours annually.
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Decrease in staff time associated
with EID calculations in the
HCV Program.

Currently EID rent calculations are conducted
for 10 households on an annual basis (8 hrs).
On average, each household also requests two
changes to their EID rent calculations based on
a change in their earned income (16 hrs).

During the transitional
year, no staff time
savings are anticipated.

Housing Specialists spend approximately 24
hours annually.
2016-05 CE #3: Decrease in Error Rate of Task Execution
Unit of Measurement

Baseline

Benchmark

Decrease in error rate associated
with PH Program calculations.

Staff routinely conducts audits on tenant files
to determine and identify errors based on the
various variables to calculate rent in the PH
Program. Out of 225 audits conducted over
the last year, only one was found to contain an
error associated with EID calculations. This is
less than 1% of the current population
rendering the average error rate negligible.

0

Decrease in error rate associated
with HCV Program calculations.

Out of 2,564 participants in the HCV Program,
25 are participating in EID and only 10 are
currently employed. While staff have not
audited files based on EID calculations, the
number of households enrolled is less than 1%
of the current population rendering the average
error rate negligible.

0

2016-05 CE #5: Increase in Agency Rental Revenue
Unit of Measurement

Increase in rental revenue
associated with PH Program
calculations.

Baseline

$0
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$28,171
Benchmark assumes
participating PH
residents will remain
employed with
relatively consistent
earned income
throughout FY 2016
until they transition off
of EID.
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$4,747¹

Increase in rental revenue
associated with HCV Program
calculations.

$0

Benchmark assumes
participating HCV
clients will remain
employed with
relatively consistent
earned income
throughout FY 2016
until they transition off
of EID.

¹ This is tenant contribution to rent, not an increase in rental revenue to RHA.

It is anticipated that tracking under this Activity will be very labor intensive given the complexities
of the rule and the declining income percentage that is calculated over potentially 48 months. Each
change must be tracked, not only on an annual basis, but on an intermittent basis throughout the
year every time a reduction in a household’s earned income is experienced. In addition to tracking
the households that are covered by this rule at the time of plan approval, staff must then also track
those households that could have been covered had the Activity not been adopted to determine an
exact cost savings to the Agency for increased rental revenue and HAP savings. Doing so would
result in tracking for MTW reporting purposes eliminating the cost savings in staff time; therefore
the only metrics identified to be tracked by RHA are directly related to a future savings in the
amount of staff time all others will be estimated based on current EID participants.
Need/Justification for MTW Flexibility:
Note: all references to authorizations are to the section and paragraph citation of Attachment C of
the Standard MTW Agreement.
The following authorizations are needed to allow RHA to operate, adopt and implement a
reasonable rent policy for its PH and HCV Programs:
C.11. The Agency is authorized to determine family payment, including the total tenant payment,
the minimum rent, utility reimbursements and tenant rent. The Agency is authorized to
adopt and implement any reasonable policies for setting rents in public housing including
but not limited to establishing definitions of income and adjusted income, or earned income
disallowance that differ from those in current statutes or regulations. The Agency is
authorized to adopt and implement term limits for its public housing assistance. Such
policies must include provisions for addressing hardship cases. This authorization waives
certain provisions of Section 3(a)(2), 3(a)(3)(A) and Section 6(l) of the 1937 Act and 24
C.F.R. 5.603, 5.611, 5.628, 5.630, 5.632, 5.634 and 960.255 and 966 Subpart A.
D.2.a. The Agency is authorized to adopt and implement any reasonable policy to establish
payment standards, rents or subsidy levels for tenant-based assistance that differ from the
currently mandated program requirements in the 1937 Act and its implementing
regulations. The Agency is authorized to adopt and implement any reasonable policies to
calculate the tenant portion of the rent that differ from the currently mandated program
Plan amendment approved by HUD on 5/11/16
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requirements in the 1937 Act and its implementing regulations. This authorization waives
certain provisions of Sections 8(o)(1), 8(o)(2), 8(o)(3), 8(o)(10) and 8(o)(13)(H)-(I) of the
1937 Act and 24 C.F.R. 982.508, 982.503 and 982.518.
These authorizations permit RHA to implement a reasonable rent policy that can include the
elimination of EID in both the PH and HCV Programs.
Impact Analysis:
Currently 74 PH residents are participating in EID who are either in the initial year (100%
exclusion), phase-in year (50% exclusion) or on hold (currently no exclusion due to loss of income
but still within the 48 month time period). Of these 74 residents, only 35 are employed. These 35
residents represent 4% of all PH households, and $550,909 of their current earned income has been
excluded.
Similarly 25 HCV participants are participating in EID who are in the initial year, phase-in year or
on hold. Of these 25 participants, only 10 are employed. This represents less than 1% of the
RHA’s total voucher allocation and $110,224 of their current earned income has been excluded.
Hardship Policy:
As current EID PH residents and HCV participants will be allowed to keep their benefits for one
year following plan approval, there is no need for a hardship policy.
Description of Annual Reevaluation of Rent Reform Activity:
As this Activity is implemented, RHA will review the outcomes of families whose rent was
changed. If there is a negative impact on EID eligible adults with regard to payment of rent, an
analysis will be completed to determine if a change in the Activity should be implemented, and
under what circumstances.
Transition Period:
This Activity will be implemented upon approval of RHA’s plan. At that time, RHA will not
enroll any new households in EID and existing households will be phased out. During this
transition, current EID PH residents and HCV participants will be allowed to keep their benefits
for one year following plan approval; after which time, all participants will have their EID benefits
eliminated upon their first annual recertification or immediately following the termination of
employment income.
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MTW Activity 2016-06: Disregard earned income of PH household members, age 18-20, who
are not the head of household or co-head
A.

Description:
Current HUD regulations for PH require that all earned income of adult children, between the
ages of 18 and 20, be factored into the household’s rent. In many cases where an adult child
works, the head of household has no control over the child’s willingness to contribute to the
rent. In some cases, this increased rent burden may place the family at risk for being
terminated from the program if the head of household is unable to pay their portion of the
increased rent.
RHA proposes to provide these adult children, ages 18-20 who live in PH and are not the
head of household or co-head, an incentive to pursue employment and become economically
self-sufficient by revising the definition of countable income. This revision will exclude all
earned income for these young adults when determining rent for the entire household.

B.

How does this achieve one or more of the statutory objectives?
This Activity supports MTW statutory purposes by creating incentives for young adults to
work, seek work, or prepare for work in order to become economically self-sufficient.

C.

Identify and discuss the anticipated impact of the proposed MTW activity on the stated
objective:
RHA anticipates that the implementation of this Activity will create an incentive for young
people in the PH Program to seek and maintain work as doing so will not increase the
amount of rent paid by the family.

D.

Provide the anticipated schedules for achieving the stated objective:
This Activity will become effective the first of the following month 30 days after HUD
approval of this plan. Those currently participating in EID will be required to forfeit their
participation in EID prior to utilizing this new exemption.

Activity Metrics:
2016-06 CE #5: Increase in Agency Rental Revenue
Unit of Measurement

Increase in rental revenue in
dollars.

Baseline

$0

Plan amendment approved by HUD on 5/11/16

Benchmark
$0
Income for adult children, ages 1820, who are not the head or co-head
will be excluded from rent
calculations. There will be no
increase in RHA’s rental revenue.
44 | P a g e

Housing Authority of the City of Reno’s FY 2016 MTW Annual Plan

2016-06 SS #1: Increase in Household Income
Unit of Measurement
Average earned income of adult
children, ages 18-20, living in
PH affected by this policy.

Baseline
There are currently 31 tenants in
PH with adult children between
the ages of 18-20; 13 are currently
employed. On average they earn
$11,481.

Benchmark
RHA anticipates an increase in their
average earned income by 10% or
$12,629.

2016-06 SS #8: Households Transitioned to Self-Sufficiency
RHA’s definition of self-sufficiency is that the family will be employed and will earn 50% of the Area
Median Income (AMI) based on family size. The family may be receiving other state benefits such as
childcare subsidies, medical assistance and/or food stamps and be considered self-sufficient.
Unit of Measurement
Baseline
Benchmark
0
Increase in the number of
This Activity is not expected to
households transitioned to self0
transition
these
households
to
sufficiency.
self-sufficiency.
Need/Justification for MTW Flexibility:
Note: all references to authorizations are to the section and paragraph citation of Attachment C of
the Standard MTW Agreement.
The following authorization is needed to allow RHA to operate, adopt and implement a reasonable
rent policy for its PH program:
C.11. The Agency is authorized to determine family payment, including the total tenant payment,
the minimum rent, utility reimbursements and tenant rent. The Agency is authorized to
adopt and implement any reasonable policies for setting rents in public housing including
but not limited to establishing definitions of income and adjusted income, or earned income
disallowance that differ from those in current statutes or regulations. The Agency is
authorized to adopt and implement term limits for its public housing assistance. Such
policies must include provisions for addressing hardship cases. This authorization waives
certain provisions of Section 3(a)(2), 3(a)(3)(A) and Section 6(l) of the 1937 Act and 24
C.F.R. 5.603, 5.611, 5.628, 5.630, 5.632, 5.634 and 960.255 and 966 Subpart A.
This authorization enables RHA to disregard the earned income for rent purposes of PH household
members, age 18-20, who are not the head of household or co-head.
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Impact Analysis:
There are currently 32 households in RHA’s Public Housing Program that would be affected by
this policy. Of the 32 tenants living in PH with adult children ages 18-20 in the household, 13 are
currently employed.
Average earned income of adult
children (ages 18-20) who are not the
head of household or co-head
PH residents
$31,227
Maximum Amount Earned
$3,218
Minimum Amount Earned
Average Amount Earned
$11,481
Total earned income amount
Total amount of income earned by adult
children (ages 18-20) in the PH Program who
were not the head of household or co-head

$149,255

Currently $85,615 of the $149,255 total earned income is being excluded through participation in
EID. If RHA excludes the earned income for all 13 households with adult children, between the
ages of 18-20 who are not the head or co-head, a loss of $1,591 per month is anticipated or an
average savings to the residents of $122 per month from their current portion of rent.
Hardship Policy:
Although this is technically a Rent Reform Activity, the benefit of the Activity is going directly to
the PH household, therefore a hardship policy is not necessary.
Description of Annual Reevaluation of Rent Reform Activity:
Once implemented, this Activity will directly benefit the PH household. RHA will review the
outcomes of families whose rent was changed and the overall cost to the agency. If there is a
negative impact on the household or the cost to the agency proves to be too burdensome, an
analysis will be completed to determine if a change in the Activity should be implemented, and
under what circumstances.
Transition Period:
This Activity will be implemented upon approval of RHA’s plan and become effective the first of
the following month 30 days after HUD approval of this plan. Those adult children, ages 18-20,
who are currently participating in EID will be required to forfeit their participation in EID prior to
utilizing this new exemption.
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MTW Activity 2016-07: Implement a $75 fee for each additional HQS inspection when more
than two inspections are required
A.

Description:
Currently RHA is required to conduct a re-inspection on units that fail an annual HQS
inspection to ensure that the owner/manager has corrected the noted violations. If the unit
fails HQS, the owner/manager is notified in writing of the deficiencies and repairs that need
to be made within 30 days. If the owner/manager does not take the required corrective action
within the specified time period, RHA can abate the HAP beginning 30 days from the date of
the first inspection until the required work is totally complete. Frequently, a third inspection
is required to verify the completion of the noted deficiencies.
To encourage owners/managers to correct the noted violations quickly and provide RHA’s
clients with safer living conditions, RHA is proposing to charge the owner/manager a $75 fee
for each additional HQS inspection when more than two inspections are required due to the
owner/manager’s failure to complete the necessary repairs. This fee for the inspection does
not remove the abatement of the subsidy, but seeks to cover the administrative costs of
conducting a third inspection that would not have been required had the landlord corrected
the violations in a timely manner. This fee cannot be passed on to the tenant.
Owners/managers frequently request extensions to complete the necessary repairs prior to the
third inspection, and this is anticipated to continue. Once this Activity is implemented, an
extension will not be granted for more than 30 days following the date of the second
inspection.

B.

How does this achieve one or more of the statutory objectives?
This Activity will reduce cost and achieve greater cost effectiveness in Federal expenditures
by saving the staff time necessary to conduct more than two inspections on a single property
due to the owner/manager’s failure to complete the needed repairs.

C.

Identify and discuss the anticipated impact of the proposed MTW activity on the stated
objective:
From the period of November 1, 2013 through November 1, 2014, RHA staff conducted 248
third inspections, 101 of which were due to the owner/manager’s failure to correct the noted
violations. RHA anticipates that charging a $75 fee for each additional HQS inspection that
is needed after two due to the owner/manager’s failure to complete the needed repairs will
create a monetary incentive for owners/managers to correct the noted health and safety
hazards more timely.
During the first year, RHA anticipates revenues to increase by approximately $7,575
although this will ultimately decrease as the number of requests for third inspections
diminishes as owners/managers change their behavior to avoid the fee. If successful, this
Activity will result in a revenue increase to the Agency of $0 and a significant savings in
staff time should be realized.
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D.

Provide the anticipated schedules for achieving the stated objective:
This Activity will be implemented upon HUD’s approval of this plan.

Activity Metrics:
2016-07 CE #1: Agency Cost Savings
Unit of Measurement

Decrease in the total cost to
complete an HQS inspection
after the second fail.

Baseline

Benchmark
$1,677

RHA recently conducted 248 third
inspections, 101 of which were due to the
owner’s/ manager’s failure to complete
the needed repairs.
Each third inspection costs RHA $33.20
per inspection resulting in an approximate
annual cost to the Agency of $3,353.
The following table details the costs
incurred by RHA per inspection.

RHA anticipates that
approximately 50% of these
inspections will be corrected in
a timelier manner to avoid the
$75 monetary fee.
If 50% of these inspections
incur the $75 monetary fee, it
would also result in RHA
receiving an additional $3,788.
RHA anticipates this amount to
become $0 over time once
inspections are corrected in a
timelier manner to avoid the
monetary fee.

Cost incurred for third HQS inspection
Cost for HCV Housing Inspector
Average roundtrip mileage per HQS
inspection

1 hr @ $24.57 per hr¹
15 miles @ $0.575 per
mile
Total Cost per Inspection:

¹ Hourly rate based on average HCV Housing Inspector salary ($20.41-$28.72)

Plan amendment approved by HUD on 5/11/16
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2016-07 CE #2: Staff Time Savings
Unit of Measurement

Decrease in staff time to
complete an HQS inspection
after the second fail.

Baseline
RHA recently conducted 248 third
inspections, 101 of which were due to the
owner’s/ manager’s failure to complete
the needed repairs.
HCV Housing Inspectors spend
approximately one hour per inspection or
101 hours annually.

Benchmark
50
RHA anticipates that
approximately 50% of these
inspections will be corrected in
a timelier manner to avoid the
$75 monetary fee.

Need/Justification for MTW Flexibility:
Note: all references to authorizations are to the section and paragraph citation of Attachment C of
the Standard MTW Agreement.
The following authorization is needed to allow RHA to set the term and content of HAP contracts
with owners:
D.1.a

The Agency is authorized to determine the term and content of Housing Assistance
Payment (HAP) contracts to owners during the term of the MTW demonstration.
However, any revised HAP contract must include language noting that the funding for the
contract is subject to the availability of Appropriations. This authorization waives certain
provisions of Section 8(o)(7) of the 1937 Act and 24 C.F.R. 982.162.

This authorization enables RHA to implement a $75 fee for each additional HQS inspection when
more than two inspections are required.
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MTW Activity 2016-08: Expand Project Based Voucher Program
A.

Description:
RHA currently allocates PBVs to agency owned units which are utilized in several of RHA’s
housing programs. PBV allocations are also utilized to assist RHA’s local nonprofit partners
in housing high risk families who have immediate housing needs. RHA is requesting to
expand its PBV program even further and allocate up to 50 PBVs to privately owned
properties in exchange for the owner’s commitment to provide affordable housing to
individuals and/or families who are experiencing homelessness. Depending on the size of the
owner’s complex, it is possible that 100% of the units will need to be project based.
Therefore, RHA proposes to allow more than 25% of the units in a single development to be
project based under this activity.
Local nonprofits and developers will compete for the opportunity to receive an allocation of
PBVs which will provide a minimum of a 10 year HAP contract providing rental subsidy to
expand affordable housing units. Each applicant property owner must commit to accepting
referrals from RHA’s partnering service providers with whom a Memorandum of
Understanding (MOU) outlining the provider’s responsibilities has been executed. The
service provider has agreed to provide the necessary case management to assist each of the
individuals and/or families with their long term stability. The applicant property owners
must also agree to work collaboratively with the partnering service provider.
Each of the households referred and assisted with PBVs under this activity will be subject to
the regular operational/rent policies that RHA has in place. If necessary, a waiting list may
be established and maintained by the applicant property owner in compliance with RHA’s
standards.

B.

How does this achieve one or more of the statutory objectives?
This activity supports MTW statutory purposes by increasing housing choices for
low-income families.

C.

Identify and discuss the anticipated impact of the proposed MTW activity on the stated
objective:
The anticipated impact of this initiative is that 50 of Washoe County’s homeless individuals
and/or families will be given the opportunity to have a permanent affordable residence
effectively increasing housing choice for these low-income individuals and/or families.
According to HUD’s 2014 Continuum of Care Homeless Assistance Programs, there are
approximately 452 homeless individuals/families in Washoe County, 151 of whom are
currently unsheltered.
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Chronic Homeless & Special Needs Count
Summary of homeless persons by subpopulations reported:
Sheltered
Unsheltered
Total Population
Chronically Homeless
55
69
124
Severely Mentally Ill
23
29
52
Chronic Substance Abuse
74
21
95
Veterans
104
15
119
HIV/AIDS
0
0
0
Victims of Domestic Violence
45
17
62
Totals
301
151
452
Based on HUD’s 2014 Continuum of Care Homeless Assistance Programs, the existing
supply of units is 1,460.
Existing Supply: Continuum of Care Units
Number of Units
Permanent Supportive Housing
HUD Shelter Plus Care
278
VASH Vouchers
255
Transitional Housing
Families
21
Mixed Populations
8
Adult Individuals
375
Emergency Shelter
Families
102
Mixed Populations
39
Adult Individuals
370
Youth (under 18 yrs.)
12
Total Existing Continuum of Care Units
1,460
Using projections derived from the U.S. Interagency Council on Homelessness Strategic
Planning Guide based on HUD’s 2014 Continuum of Care Point in Time and Housing
Inventory Counts, Washoe County is expected to need an additional 1,650 units over the next
4 years to keep up with increasing demand.
Demand: Homeless - Continuum of Care Units
Additional Units Needed ( 4-yr. timeline)
Number of Units
Permanent Affordable Housing
865
Permanent Supportive Housing (chronic homeless)
135
Transitional Housing
150
Emergency Shelter
470
Safe Haven
30
Total Additional Units Needed
1,650
Plan amendment approved by HUD on 5/11/16
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By allocating up to 50 PBVs, RHA anticipates impacting the demand for Permanent
Supportive Housing needs by 37%.
D.

Provide the anticipated schedules for achieving the stated objective:
This activity will be implemented upon HUD’s approval of this plan as amended. Once
approved, RHA will solicit proposals from local nonprofits and developers. RHA plans to
allocate up to 10 PBVs in the first year of implementation.
Northern Nevada HOPES, a local nonprofit partner, has agreed to provide all of the initial
case management services. RHA may, however, continue to identify additional community
partnerships who can provide case management services as needed. Each partnering
nonprofit agency will conduct initial and on-going eligibility appointments, and assist the
residents in filling out paperwork and gathering verification documents. All required
documents will be forwarded to RHA for review, quality control, final determination,
certification processing and HUD 50058 submission.

Activity Metrics:
2016-08 HC #3: Decrease in Wait List Time
Unit of Measurement
Average applicant time on
wait list in months (decrease).

Baseline

Benchmark

TBD

TBD

2016-08 HC #4: Displacement Prevention
Unit of Measurement
Number of households at or
below 80% AMI that would
lose assistance or need to
move.

Baseline

Benchmark

0*

0*

* RHA will include a clause within the RFP that requires all units to be vacant before a PBV can be assigned.

2016-08 RHA Local Metric: Increase in Resident Mobility
Unit of Measurement
Number of households able to
move to a better unit and/or
neighborhood of opportunity
as a result of partnership.

Baseline

Benchmark
50

0

Plan amendment approved by HUD on 5/11/16
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2016-08 RHA Local Metric: Households Assisted by Services that Increase Housing Choice
Unit of Measurement

Baseline

Number of households
receiving services aimed to
increase housing choice.

Benchmark
50

0

10 are expected in the first
year.

Data source from which metric data will be compiled:
In order for a household to be approved for a PBV through this activity, they must be verified and
documented homeless by the applicant property owner. Once the file is referred from the property
owner, RHA will have the documentation showing the circumstances of their homelessness. This
documentation will provide the data source from which this data will be tracked.
Upon approval of a PBV, RHA will be in direct contact with the case management services to
ensure the household remains in compliance.
Need/Justification for MTW Flexibility:
Note: all references to authorizations are to the section and paragraph citation of Attachment C of
the Standard MTW Agreement.
The following authorizations are needed:
D.1.e. The Agency is authorized to determine the percentage of housing voucher assistance that
it is permitted to project-base, and criteria for expending funds for physical improvements
on those units that differs from the percentage and criteria requirements currently
mandated in the 1937 Act and its implementing regulations. This authorization waives
certain provisions of Section 8 (o)(I3) of the 1937 Act and 24 C.F.R. 983.
D.4.

The Agency is authorized to determine waiting list procedures, tenant selection procedures
and criteria and preferences, including authorizing vouchers for relocation of witnesses
and victims of crime that differ from the currently mandated program requirements in the
1937 Act and its implementing regulations. This authorization waives certain provisions
of Sections 8(o)(6), 8(o)(13)(J), and 8(o)(16) of the 1937 Act and 24 C.F.R. 982 Subpart
E, 982.305 and 983 Subpart F.

These authorizations enable RHA to waive the 25% per development cap for PBVs and allow for
an alternate waiting list with direct referrals from the applicant property owner.
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IV.

Approved MTW Activities: HUD approval previously granted

The Activities discussed in this section have been approved by HUD in previous fiscal years. The
following table provides an overview of all approved MTW activities including the year it was
implemented, the primary statutory objective(s) the Activity is intended to impact and the
Authorization(s) cited.
Approved MTW Activities
Activity
#

Fiscal Year
Implemented

2014-01

2014

2014-02

2014

Activity Name

Statutory Objective(s)

Authorization(s)

Reduce costs and achieve
greater cost effectiveness.

Attachment C
Section D.7.a., and
Section D.2.b.

Mobility Demonstration

Increase housing choice
for low-income families.

Attachment C
Section D.1.b.,
Section D.4.,
Section D.7.a., and
Section E.
Attachment C
Section D.1.b.,
Section D.1.c.,
Section D. 2. a.,
and Section D.4.

PBV to RHA Owned/
Controlled Units without
competitive process

2014-03

2014

Rent Reform
Controlled Study

Create incentives for
families to work, seek
work or prepare for work
and reduce costs and
achieve greater cost
effectiveness.

2014-04

2014

Expand Self-Sufficiency
Activities

Create incentives for
families to work, seek
work or prepare for work.

Attachment C
Section E.

2014

Simplify rent calculations
and increase the minimum
rent

Reduce costs and achieve
greater cost effectiveness.

Attachment C
Section C.4.,
Section C.11,
Section D.2.a., and
Section D.3.b.

2014-06

2014

Triennial recertifications
for elderly/disabled
participants on fixed
incomes

Reduce costs and achieve
greater cost effectiveness.

Attachment C
Section C.4., and
Section D.1.c.

2014-07

2014

Alternate HQS verification
policy

Reduce costs and achieve
greater cost effectiveness.

Attachment C
Section D.5.

2014

Partner with local nonprofit
to provide special needs
housing

Increase housing choices
for low-income families
and reduce costs and
achieve greater cost
effectiveness.

Attachment C
Section B.4.,
Section D.1.b., and
Section D.7.a.

2014-05

2014-08
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Activity
#

Fiscal Year
Implemented

Activity Name

2015-01

2015

Elimination of all
negative rents and
simplification of HCV
Utility Allowances

2015-02

2015

Allow RHA to inspect its
own HCV units

2015-03

2015-04

2015

Assign PBVs to up to
100% of units in nonPublic Housing RHAowned properties

2015

Required Savings Plan
for Earned Income
Disallowance (EID) PH
clients

Plan amendment approved by HUD on 5/11/16

Statutory Objective(s)

Reduce costs and
achieve greater cost
effectiveness.
Reduce costs and
achieve greater cost
effectiveness.
Reduce costs and
achieve greater cost
effectiveness and
increase housing
choices for low-income
families.
Create incentives for
families to work, seek
work or prepare for
work.

Authorization(s)

Attachment C
Section D.2.a.,
and
Section C.11.
Attachment C
Section C.9.a.,
and
Section D.5.
Attachment C
Section D.1.e.,
Section D.7., and
Section D.7.a.
Attachment C
Section E.
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A.

Implemented Activities

2014-01: PBV to RHA Owned/Controlled Units without competitive process
Description:
RHA owns a number of scattered site single family homes and condominiums throughout the City
of Reno, City of Sparks and Washoe County and continues to purchase more. In order to increase
housing choice for low-income families, RHA requested and received approval from HUD in FY
2014 to assign Project-Based Vouchers (PBVs) to several of these units without a competitive
process. These units continue to be used for several programs and have effectively increased
housing choice for a number of low-income families.
Status:
This Activity was approved and implemented in FY 2014. To date, 47 units have gone through
HUD’s approval process and an additional 10 have been identified as properties where PBVs may
be assigned. RHA will continue to utilize this flexibility in future years to ensure increased
housing choice for RHA participants.
Anticipated Changes/ Modifications to Activity:
RHA does not anticipate any changes/ modifications to this Activity.
Metric/ baseline/ benchmark changes:
RHA does not anticipate any metric/ baseline/ benchmark changes in FY 2016.
Authorization changes?
RHA does not anticipate any Attachment C authorization changes.
2014-02: Mobility Demonstration
Description:
RHA’s Mobility Demonstration enables PH families with children to move to deconcentrated
neighborhoods with more economic opportunities. The program allows low-income PH
households to reside in low-poverty census tracts, effectively increasing the availability of
higher-income positions in the neighborhood and surrounding areas. RHA is issuing PBVs for
single family homes and condominiums in these low-poverty census tracts to PH families who are
currently in good standing and who meet the established requirements for the program. UNR is
conducting a longitudinal study of these families to track whether moving from a high poverty
census tract to a low poverty census tract changes the outcomes for this population.
Status:
This Activity was approved and implemented in FY 2014. To date, 30 PH families with children
have moved to properties in low-poverty census tracts.
Anticipated Changes/ Modifications to Activity:
RHA does not anticipate any changes/ modifications to this Activity.
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Metric/ baseline/ benchmark changes:
RHA does not anticipate any metric/ baseline/ benchmark changes in FY 2016.
Authorization changes?
RHA does not anticipate any Attachment C authorization changes.
2014-03: Rent Reform Controlled Study
Description:
RHA is bringing at least 150 families with children off of the HCV waiting list and issuing
vouchers limited to five-years. For at least half of the families in the control group, the rent has
been calculated as a standard HCV voucher. For the remaining families in the study group, rents
have been set in advance and do not change based on income; however, rents will change if the
required bedroom size of the unit changes and the family moves.
For the first two years, the study group’s rent will be set at 95% of the average Total Tenant
Payment (TTP) with no negative rents. After the second year, the family’s rent will automatically
increase to 105% of the same measure, again with no negative rents. This rent level will remain in
effect until the family has been on the program for five full years.
UNR is tracking these families to identify the differences between the two groups.
Status:
This Activity was approved and implemented in FY 2014. To date, 153 families have leased up
under this Activity.
Anticipated Changes/ Modifications to Activity:
RHA does not anticipate any changes/ modifications to this Activity.
Metric/ baseline/ benchmark changes:
RHA does not anticipate any metric/ baseline/ benchmark changes in FY 2016.
Authorization changes?
RHA does not anticipate any Attachment C authorization changes.
2014-04: Expand self-sufficiency activities
Description:
RHA made the FSS Lite Program, which does not include an escrow account, mandatory for PH
tenants who are not completing their required Community Service hours. FSS Lite is also available
to Mobility and Rent Reform clients.
Status:
This Activity was approved and implemented in FY 2014. Currently 42 families are being assisted
through the FSS Lite Program: 23 Rent Reform clients, 15 EID PH families and four PH tenants
who have not completed their Community Service hours.
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Anticipated Changes/ Modifications to Activity:
RHA does not anticipate any changes/ modifications to this Activity.
Metric/ baseline/ benchmark changes:
RHA does not anticipate any metric/ baseline/ benchmark changes in FY 2016.
Authorization changes?
RHA does not anticipate any Attachment C authorization changes.
2014-05: Simplify rent calculations and increase the minimum rent
Description:
In addition to increasing the minimum rent to $75, RHA excluded all educational financial aid
from income calculations and allowed for self-certification of assets under $10,000.
Status:
This Activity was approved and implemented in FY 2014 and will continue in the future.
Anticipated Changes/ Modifications to Activity:
RHA does not anticipate any changes/ modifications to this Activity.
Metric/ baseline/ benchmark changes:
RHA does not anticipate any metric/ baseline/ benchmark changes in FY 2016.
Authorization changes?
RHA does not anticipate any Attachment C authorization changes.
2014-06: Triennial recertifications for elderly/disabled participants on fixed incomes
Description:
Elderly and disabled participants in both PH and HCV who are on fixed incomes have
recertifications on a biennial schedule rather than annually because the changes to rent are
negligible. Cost of Living increases for certain programs are automatically applied.
Status:
This Activity was implemented in FY 2014 and was well received. In FY 2015, RHA revised the
Activity to allow for recertifications on a triennial schedule for this population.
Anticipated Changes/ Modifications to Activity:
RHA does not anticipate any changes/ modifications to this Activity.
Metric/ baseline/ benchmark changes:
RHA does not anticipate any metric/ baseline/ benchmark changes in FY 2016.
Authorization changes?
RHA does not anticipate any Attachment C authorization changes.
Plan amendment approved by HUD on 5/11/16
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2014-07: Alternate HQS verification policy
Description:
RHA established an alternate HQS verification policy for HCV units that passed the HQS
inspection on the first visit. This Activity allows for HCV units that passed the HQS inspection on
the first visit to be inspected two years following the passed inspection, as long as both the
landlord and the tenant sign a certification that the unit is still in good shape.
Status:
This change went into effect in FY 2014 and will continue in FY 2016.
Anticipated Changes/ Modifications to Activity:
RHA does not anticipate any changes/ modifications to this Activity.
Metric/ baseline/ benchmark changes:
RHA does not anticipate any metric/ baseline/ benchmark changes in FY 2016.
Authorization changes?
RHA does not anticipate any Attachment C authorization changes.
2014-08: Partner with local non-profit to provide special needs housing
Description:
RHA is providing Project-Based Voucher units to the Committee to Aid Abused Women (CAAW)
and Casa de Vida participants. These PBVs are for two years and CAAW and Casa de Vida
provide supportive services. A formal agreement has been put in place with both organizations.
Two units have been made available and an additional two units have been identified.
RHA is also working with Silver Sage Manor, Inc. to provide PBVs for five units at their property
located at 435 Moran St. The property was completely rehabilitated by Silver Sage Manor, Inc.
using NSP3 funds provided by the City of Reno and houses elderly families in the Reno, Sparks,
and Washoe County community who are, or may soon become, homeless.
Status:
This Activity is ongoing; RHA anticipates having other possible partnerships in the coming year.
Anticipated Changes/ Modifications to Activity:
RHA does not anticipate any changes/ modifications to this Activity.
Metric/ baseline/ benchmark changes:
RHA does not anticipate any metric/ baseline/ benchmark changes in FY 2016.
Authorization changes?
RHA does not anticipate any Attachment C authorization changes.
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2015-01: Elimination of all negative rents and simplification of HCV Utility Allowances
Description:
In FY 2015, RHA proposed and received approval for the elimination of all negative rents and the
simplification of the HCV utility allowance schedule. RHA simplified the HCV utility allowances
by creating a flat utility allowance based on three structure types and authorized voucher bedroom
size. These changes allow clients to know exactly what they will receive; encouraging them to
seek out energy efficient units and conserve energy and water.
Status:
This Activity was implemented in FY 2015 and will continue in FY 2016.
Anticipated Changes/ Modifications to Activity:
RHA does not anticipate any changes/ modifications to this Activity.
Metric/ baseline/ benchmark changes:
RHA does not anticipate any metric/ baseline/ benchmark changes in FY 2016.
Authorization changes?
RHA does not anticipate any Attachment C authorization changes.
2015-02: Allow RHA to inspect its own HCV units
Description:
RHA owns a significant number of units which, previously, had to be inspected by other entities.
Under HUD requirements, RHA had to hire an outside agency to certify that a unit met HQS
standards. This resulted in much longer lead times before the unit was available for a tenant.
This Activity authorized RHA to perform inspections on all tenant and Project-Based Voucher
units regardless of ownership or property management status including those that are owned or
managed by RHA.
Status:
This Activity was implemented in FY 2015 and will continue in FY 2016.
Anticipated Changes/ Modifications to Activity:
RHA does not anticipate any changes/ modifications to this Activity.
Metric/ baseline/ benchmark changes:
RHA does not anticipate any metric/ baseline/ benchmark changes in 2016.
Authorization changes?
RHA does not anticipate any Attachment C authorization changes.

Plan amendment approved by HUD on 5/11/16

60 | P a g e

Housing Authority of the City of Reno’s FY 2016 MTW Annual Plan

2015-03: Assign PBVs to up to 100% of units in non-Public Housing RHA-owned properties
Description:
RHA owns non-Public Housing dwelling units and complexes which have been useful in the
Mobility Program and in helping more people move off of the wait lists. In FY 2015, RHA
received approval to lift the 20% limitation for PBVs resulting in more housing choice for lowincome families and an increase in rental revenue.
Status:
This Activity was implemented in FY 2015 and has effectively allowed RHA to assist more
people; it will continue in FY 2016.
Anticipated Changes/ Modifications to Activity:
RHA does not anticipate any changes/ modifications to this Activity.
Metric/ baseline/ benchmark changes:
RHA does not anticipate any metric/ baseline/ benchmark changes in 2016.
Authorization changes?
RHA does not anticipate any Attachment C authorization changes.
2015-04: Required Savings Plan for Earned Income Disallowance (EID) PH clients
Description:
In order for PH families to be eligible for EID benefits, RHA began requiring new EID
participants to take part in a savings plan through the Financial Guidance Center (FGC).
Participation in the program requires a $50 per month minimum deposit to go into one of two
identified savings options. Those who choose not to participate in the savings plan have opted out
of EID.
Status:
This Activity was implemented in FY 2015. To date, the response to the program has been
minimal with only four new participants signing up for the required savings plan. In this year’s
plan, RHA is proposing to eliminate EID for both PH residents and HCV participants. If
approved, RHA will stop enrolling new participants in EID immediately. Current EID participants
will remain on the program for one year following plan approval.
Anticipated Changes/ Modifications to Activity:
RHA does not anticipate any changes/ modifications to this Activity during the transitional year.
Metric/ baseline/ benchmark changes:
RHA does not anticipate any metric/ baseline/ benchmark changes in 2016.
Authorization changes?
RHA does not anticipate any Attachment C authorization changes.
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B.

Not yet implemented activities

Not applicable. RHA has implemented all planned activities.
C.

Activities on hold

Not applicable. RHA is in process with all activities.
D.

Closed Activities

Not applicable. All of RHA’s activities are still in process.
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V.

Sources and Uses of Funds

A.

MTW Plan - Sources and Uses of MTW Funds

During FY 2016, RHA has estimated uses that are less than sources. Should this overage occur,
RHA anticipates it being used for identified capital improvement projects at its Public Housing
complexes, including the aforementioned window replacement at Mineral Manor.
Estimated Sources of MTW Funding for the Fiscal Year
PHAs shall provide the estimated sources and amounts of MTW funding by FDS line item.

Sources
FDS Line Item

FDS Line Item Name

Dollar
Amount

70500

Total Tenant Revenue

$5,178,093

70600
70610

HUD PHA Operating Grants
Capital Grants

$43,642,969
$93,212

70700

Total Fee Revenue

$15,302

71100+72000

Interest Income
Gain or Loss on Sale of
Capital Assets

$24,110

(70300+70400)

(70710+70720+70730+70740+70750)

71600
71200+71300+71310+71400+71500
70000

Other Income
Total Revenue

($203,026)
$398,045
$49,148,705

Estimated Uses of MTW Funding for the Fiscal Year
PHAs shall provide the estimated uses and amounts of MTW spending by FDS line item.

Uses
FDS Line Item

FDS Line Item Name

Dollar
Amount

91000

(91100+91200+91400+91500+91600+91700+91800+91900)

Total Operating Administrative

91300+91310+92000

Management Fee Expense

91810
92500

Allocated Overhead
Total Tenant Services

$595,366

93000

Total Utilities

$878,044

93500+93700

Labor

(92100+92200+92300+92400)
(93100+93600+93200+93300+93400+93800)
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94000

Total Ordinary Maintenance

95000

Total Protective Services

0

96100

Total insurance Premiums

$243,223

96000

Total Other General Expenses

$218,426

96700

Total Interest Expense and
Amortization Cost

$262,818

97100+97200

Total Extraordinary
Maintenance

97300+97350

Housing Assistance Payments
+ HAP Portability-In

$36,012,151

Depreciation Expense
All Other Expenses

$2,125,945*
0

Total Expenses

$48,800,211*

(94100+94200+94300+94500)
(95100+95200+95300+95500)
(96110+96120+96130+96140)
(96200+96210+96300+96400+96500+96600+96800)
(96710+96720+96730)

97400
97500+97600+97700+97800
90000

$2,674,874

0

*The uses of funding include a non-cash item, Depreciation Expense, of $2,125,945, so the sources of funding are
$49,148,705 and the actual cash expenses will be $46,674,266.

Describe the Activities that Will Use Only MTW Single Fund Flexibility
RHA will be utilizing flexibility of funds to replace 900 existing windows at Mineral Manor, a
family Public Housing complex, with energy star rated, highly efficient, thermal pane windows
at an approximate cost of $500,000.
RHA will also be using this flexibility to fund the $32,000 annual cost required by the Financial
Guidance Center to conduct 16 Financial Literacy classes (12 English, 4 Spanish). This in
depth class will be required by all new non-elderly and non-disabled HCV participants prior to
the issuance of a time limited voucher.
To assist RHA’s FSS Coordinators, up to three UNR interns will be hired to provide selfsufficiency centered services at an approximate cost of $48,494.
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B.

Local Asset Management Plan (LAMP)
Local Asset Management Plan
Is the PHA allocating costs within statute?
Is the PHA implementing a local asset management plan
(LAMP)?

Yes

or

No

Yes

or

No

If the PHA is implementing a LAMP, it shall be described in an appendix every year beginning with the
year it is proposed and approved. The narrative shall explain the deviations from existing HUD
requirements and should be updated if any changes are made to the LAMP.
Has the PHA provided a LAMP in the appendix?

Yes

or

No

RHA is not implementing a LAMP.
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VI. Administrative
Initial Plan Submission
Attachment A:
Certifications of Compliance signed by the Chairman of the Board of Commissioners and Board
Resolution 15-03-04 RH approving the content and submission of the FY 2016 MTW Annual
Plan.
Attachment B:
The FY 2016 MTW Annual Plan was made available for public review on RHA’s website
beginning January 30, 2015. The plan remained available for review and comment until the Board
of Commissioners approval on March 24, 2015.
Attachment C:
An invitation for public review and comment was included in the Housing Reporter, RHA’s tenant
newsletter. This edition of the newsletter, announcing the availability of RHA’s plan for review
and comment as well as the date of the scheduled public hearing, was mailed to all PH residents,
HCV participants and other local officials on January 22, 2015.
Attachment D:
The FY 2016 MTW Annual Plan was advertised in the Reno Gazette Journal on January 24, 2015
and January 31, 2015. This advertisement also announced/included the date of RHA’s public
hearing. A public hearing to discuss the plan and receive comments was held on March 2, 2015 at
6:00 PM in Silverada Manor’s Community Room; the only attendees were staff members.
Attachment E:
The FY 2016 MTW Annual Plan was discussed at multiple Resident Advisory Board and Resident
Council meetings beginning in December 2014 and continuing through February 2015. In total,
the plan was reviewed and discussed at four Resident Advisory Board meetings and 18 Resident
Council meetings; those sign in sheets are attached.
Attachment F:
The Annual Statement/Performance and Evaluation Report (HUD 50075.1 and HUD 50075.2) for
MTW and non-MTW Capital Fund grants for each grant that has unexpended amounts, including
estimates for the Plan Year and all three parts of the report.
Attachment G:
Certification of Compliance with the Consolidated Plan.
Evaluations:
RHA continues to work with UNR to administer questionnaires that are being used to track the
overall status of participants in the Mobility Demonstration and Rent Reform Controlled Study.
First / initial year data for participants in each program has been collected and data collection for
year two is currently underway.
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Attachment A – Certifications of Compliance signed by Board Chairman (page 1 of 2)
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Attachment A – Certifications of Compliance signed by Board Chairman (page 2 of 2)
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Attachment A – Board Resolution 15-03-04 RH (page 1 of 2)
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Attachment A – Board Resolution 15-03-04 RH (page 2 of 2)
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Attachment B – plan posted on RHA’s website beginning January 30, 2015
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Attachment C – Excerpt from Housing Reporter, RHA’s tenant newsletter (Winter 2015)
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Attachment D – Reno Gazette Journal Proof of Publication
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Attachment D – Reno Gazette Journal newspaper clipping
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Attachment E – Resident Advisory Board attendance overview
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Attachment E – Resident Advisory Board meeting (December 1, 2014)
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Attachment E – Resident Advisory Board meeting (January 5, 2015)
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Attachment E – Resident Advisory Board meeting (January 20, 2015)
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Attachment E – Resident Advisory Board meeting (March 19, 2015)
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Attachment E – Stead Manor Resident Council meeting (December 2, 2014)
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Attachment E – Tom Sawyer Village Resident Council meeting (December 3, 2014)
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Attachment E – Hawk View Apartments Resident Council meeting (December 4, 2014)
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Attachment E – Silverada Manor Resident Council meeting (December 9, 2014)
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Attachment E – Essex Manor Resident Council meeting (December 9, 2014)
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Attachment E – Mineral Manor Resident Council meeting (December 10, 2014)
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Attachment E – Myra Birch Manor Resident Council meeting (December 11, 2014)
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Attachment E – Stead Manor Resident Council meeting (January 6, 2015)
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Attachment E – Tom Sawyer Village Resident Council meeting (January 7, 2015)
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Attachment E – McGraw/Silver Sage Court Resident Council meeting (January 8, 2015)
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Attachment E – Hawk View Apartments Resident Council meeting (January 8, 2015)
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Attachment E – Silverada Manor Resident Council meeting (January 13, 2015)
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Attachment E – Mineral Manor Resident Council meeting (January 14, 2015)
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Attachment E – Stead Manor Resident Council meeting (February 3, 2015)
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Attachment E – Hawk View Apartments Resident Council meeting (February 4, 2015)
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Attachment E – Essex Manor Resident Council meeting (February 10, 2015)
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Attachment E – Mineral Manor Resident Council meeting (February 11, 2015)
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Attachment E – Myra Birch Manor Resident Council meeting (February 12, 2015)
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Attachment F – 2013 Capital Fund Program (CFP) (NV39-P001-50113) as of May 26, 2015
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Attachment F – 2013 Capital Fund Program (CFP) (NV39-P001-50113) as of May 26, 2015
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Attachment F – 2013 Capital Fund Program (CFP) (NV39-P001-50113) as of May 26, 2015
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Attachment F – 2013 Capital Fund Program (CFP) (NV39-P001-50113) as of May 26, 2015
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Attachment F – 2014 Capital Fund Program (CFP) (NV39-P001-50114) as of May 26, 2015
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Attachment F – 2014 Capital Fund Program (CFP) (NV39-P001-50114) as of May 26, 2015

Plan amendment approved by HUD on 5/11/16

103 | P a g e

Housing Authority of the City of Reno’s FY 2016 MTW Annual Plan

Attachment F – 2014 Capital Fund Program (CFP) (NV39-P001-50114) as of May 26, 2015
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Attachment F – 2014 Capital Fund Program (CFP) (NV39-P001-50114) as of May 26, 2015
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Attachment F – 2015 Capital Fund Program (CFP) (NV39-P001-50115)
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Attachment F – 2015 Capital Fund Program (CFP) (NV39-P001-50115)
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Attachment F – 2015 Capital Fund Program (CFP) (NV39-P001-50115)
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Attachment F – 2015 Capital Fund Program (CFP) (NV39-P001-50115)
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Attachment F – Five-Year Plan (as of March 5, 2015)
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Attachment F – Five-Year Plan (as of March 5, 2015)
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Attachment F – Five-Year Plan (as of March 5, 2015)
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Attachment F – Five-Year Plan (as of March 5, 2015)
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Attachment F – Five-Year Plan (as of March 5, 2015)
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Attachment F – Five-Year Plan (as of March 5, 2015)
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Attachment F – Five-Year Plan (as of March 5, 2015)
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Attachment F – Five-Year Plan (as of March 5, 2015)
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Attachment G – Certification of Consistency with the Consolidated Plan
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Plan Amendment
Attachment H:
Certifications of Compliance signed by the Chairman of the Board of Commissioners and Board
Resolution 16-01-04 RH approving the content and submission of the amended FY 2016 MTW
Annual Plan.
Attachment I:
The amended FY 2016 MTW Annual Plan was made available for public review on RHA’s
website beginning December 1, 2015. The plan remained available for review and comment until
January 25, 2016, one day prior to the Board of Commissioners approval on January 26, 2016.
RHA received no comments during the comment period.
Attachment J:
An invitation for public review and comment was included in a special newsletter which was sent
out to both PH residents and HCV participants. This newsletter announced the availability of
RHA’s amended plan for review and comment as well as the date of the scheduled public hearing.
It was mailed to all HCV participants on November 24, 2015 and distributed to all PH residents
with the Resident Council agendas on or before December 1, 2015.
Attachment K:
The amended FY 2016 MTW Annual Plan was advertised in the Reno Gazette Journal on
November 19, 2015 and November 26, 2015. This advertisement also announced/included the
date of the public hearing.
Attachment L:
A public hearing to discuss the amended plan and receive comments was held on January 6, 2016
at 6:00 PM in Silverada Manor’s Community Room. The only attendees were RHA staff.
Attachment M:
The amended FY 2016 MTW Annual Plan was discussed at multiple Resident Council meetings in
December 2015. In total, the amended plan was reviewed and discussed at seven Resident Council
meetings; those sign in sheets are attached.
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Attachment H – Certifications of Compliance signed by Board Chairman (page 1 of 2)
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Attachment H – Certifications of Compliance signed by Board Chairman (page 2 of 2)
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Attachment H – Board Resolution 16-01-04 RH approving the amended plan (page 1 of 2)
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Attachment H – Board Resolution 16-01-04 RH approving the amended plan (page 2 of 2)
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Attachment I – amended plan posted on RHA’s website beginning December 1, 2015
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Attachment J – Newsletter sent to all HCV participants on 11/24/15 (page 1 of 2)
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Attachment J – Newsletter sent to all HCV participants on 11/24/15 (page 2 of 2)
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Attachment J – Newsletter delivered to all PH residents on or before 12/01/15 (page 1 of 2)
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Attachment J – Newsletter delivered to all PH residents on or before 12/01/15 (page 2 of 2)
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Attachment K – Reno Gazette Journal Proof of Publication (page 1 of 2)
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Attachment K – Reno Gazette Journal Proof of Publication (page 2 of 2)
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Attachment L – Public Hearing to discuss and receive comment on RHA’s FY 2016 MTW
Annual Plan Amendment (January 6, 2016)
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Attachment M – Stead Manor Resident Council meeting (December 1, 2015)
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Attachment M – Tom Sawyer Village Resident Council meeting (December 2, 2015)
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Attachment M – Hawk View Apartments Resident Council meeting (December 3, 2015)
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Attachment M – Silverada Manor Resident Council meeting (December 8, 2015)
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Attachment M – Essex Manor Resident Council meeting (December 8, 2015)
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Attachment M – Mineral Manor Resident Council meeting (December 9, 2015)
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Attachment M – Myra Birch Manor Resident Council meeting (December 10, 2015)
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