Reno Housing Authority, Serving All of Washoe County

FAST FACTS
Other RHA
Affordable
Housing
Carville Court
6 Units

D&K Horizons
4 Units

Housing Vouchers

Public Housing

2,524 Housing Choice Vouchers (Section 8)
411 HUD VASH Vouchers
137 Emergency Housing Vouchers
86 RHA-Owned Project Based Voucher Properties
• Pilgrims Rest
• 435 Moran Street
• 1202 Hillboro Avenue
• Scattered Sites

8 Complexes, ~750 Units Total
3 Senior Sites, 5 Family Sites
• 46 Studio
• 183 One Bedroom
• 409 Two Bedroom
• 101 Three Bedroom
• 14 Four Bedroom

Section 8 and Other Voucher Programs

Silver Sage Court
16 Units

Vouchers are issued for clients to find rental units
anywhere in the county, but units must meet
affordability tests. Anyone can apply.

Yorkshire Terrace
30 Units

Aimed at increasing self-sufficiency. Units are
inspected before RHA pays a portion of the rent.

Willie J. Wynn
Apartments
44 Units
Scattered Sites
165 Units
Non-Subsidized
275 Units

HUD VASH, RHA Owned Project Based Vouchers
and Emergency Housing Vouchers each have
somewhat different criteria.

Units Owned by the RHA

Assistance is tied to the unit. If clients
move out, they no longer receive
rental assistance.
Anyone can apply. Aimed at self
sufficiency.
Must have good rental history and no
outstanding balance owed to any utility
provider.

Client’s portion of rent/utilities is based on 30% of their adjusted monthly income, e.g. with
monthly income of $1,000, rent/utilities will be about $333/month.
Restrictions on applicant’s criminal history: no violent or drug-related criminal activity within
the last three years. If more than three years old, clients are subject to a review board.

We provide fair, sustainable,
quality housing in diverse
neighborhoods throughout
Washoe County to offer a stable
foundation for low-income families

to pursue economic opportunities,
become self-sufficient and
improve their quality of life. In
doing so, RHA continues to
cultivate strong community
partnerships and promote fiscal
Like the Silverada Complex, the RHA ensures all housing units are well maintained and are
safe communities.

responsibility.
RHA Mission

1525 East Ninth Street, Reno NV 89512-3012
Current June 2021

RenoHA.org

775.329.3630

Reno Housing Authority, Serving All of Washoe County

IMPACT

The RHA is the premiere affordable housing organization in Washoe County. We’re a solution for
thousands of low-income families, seniors and people with disabilities in the Truckee Meadows.

The majority of RHA residents earn at or below 50% of the Area Median Income and
are seniors or persons with disabilities
We own eight Public Housing complexes with units
ranging from studio apartments to four bedroom
homes.
We provide Housing Choice Vouchers for more
than 2,500 households, allowing people to live
anywhere they choose in Washoe County. There
are also housing vouchers specifically designed for
veterans, former foster youth and homeless
individuals.
1525 East Ninth Street, Reno NV 89512-3012
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We also own ten multifamily complexes and 165
separate condos and single family homes that we
offer at below-market rents, which is extremely
important in the increasing scarce northern Nevada
housing landscape.
While there never is enough affordable housing for
people who need it, the RHA is proud to help nearly
9,000 Nevadans have a safe, secure place to call
home.
775.329.3630
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RESIDENT SERVICES
It’s More Than Just a Home
Youth Activities
RHA offers a wide variety of youth programs and activities for our
residents. From week-long summer camps in the great outdoors, to
nutrition classes, to helping with applications for your first job, we
offer something for just about every young person at RHA. Our goal
is to provide RHA’s young people with the confidence and tools to
grow and thrive as they enter adulthood.

Youth Workforce Development
RHA offers two youth workforce development programs aimed to
help participants jump start their lives. Start Smart, for ages 14-18,
helps teens develop leadership skills and create a plan for after high
school. Reach Higher, for ages 18-24, helps participants develop
workplace skills, find their career path, and build the tools to become
self-sufficient. All workforce development programs offer courses in
financial literacy, resume building, financial aid/FAFSA, effective
interviewing, career exploration, and more! RHA’s Youth Workforce
Development Coordinator helps participants set education and
career goals, while helping teach the skills to get there.

Workforce Development
Through HUD’s Family Self-Sufficiency program, RHA’s workforce
development staff provides residents the opportunity to set and
reach their personal and professional goals while earning money to
prepare for their future. We provide residents opportunities to
increase independence and stability through focused resources,
workforce training, employment services, and case management.
The Workforce Development Department’s mission is to strengthen
family foundations with the intention to build generational wealth and
fundamental skills to promote independence. Our goal is to lead
RHA residents to their fullest potential!

Senior Services
RHA offers services and events specific to our elderly and disabled
populations. Services include energy assistance, Medicare/Medicaid
application assistance, nutrition/food assistance information, and
more. Our goal is to help our elderly and disabled residents with the
tools they need to grow and live independently. Additionally, we love
to celebrate our seniors as they reach milestones in their lives, such
as turning 90 years old at our annual 90s+ celebration!
1525 East Ninth Street, Reno NV 89512-3012
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MOVING TO WORK
What is Moving to Work?

MTW is a U.S. Department of Housing and Urban Development
(HUD) demonstration program established by Congress in 1996
that offers a limited number of high performing Public Housing
Authorities the opportunity to propose and test innovative, locallydesigned approaches to administering housing programs and
self-sufficiency strategies.
The program also permits PHAs to combine federal funds from
the Public Housing operating fund, Capital Fund Program and
Housing Choice Voucher Program into a single, agency-wide
funding source known as a block grant.

MTW program goals
• Reduce costs and achieve greater cost effectiveness in federal

expenditures.
• Give incentives to families with children where the head of

RHA Mission
The mission of the Housing
Authority is to provide fair,
sustainable, quality housing
in diverse neighborhoods
throughout Reno, Sparks
and Washoe County that
offers a stable foundation for
low-income families to
pursue economic
opportunities, become
self-sufficient and improve
their quality of life. In doing
so, RHA will continue to
cultivate strong community
partnerships, promote fiscal
responsibility, and
administer all of its
programs and activities in
an efficient, ethical,
and professional manner.

household is working, is seeking work, or is preparing for work
by participating in job training, educational programs, or
programs that assist people to obtain employment and become
economically self-sufficient.
• Increase housing choices for low-income families.

How long can RHA participate in
MTW?
The RHA is one of 39 initial housing authorities designated by
HUD as an MTW agency. The agreement between RHA and
HUD was executed in 2013 and has been extended through the
end of FY 2028.

Michelle, pictured with her son, was
referred to RHA by Washoe County
Human Services Agency (WCHSA).
WCHSA is one of several community partnerships established as a
result of RHA’s MTW participation.
Pictured left are two of RHA’s
scattered site properties. Dozens of
single family homes were
purchased through HUD’s
Neighborhood Stabilization Program
in low-poverty areas in the Truckee
Meadows.
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Local MTW initiatives
Local MTW initiatives administered by RHA
include:
•

The Mobility Demonstration offers qualified
Public Housing families who otherwise
lack mobility options, the opportunity to
move to low poverty neighborhoods with
greater economic opportunities.

•

Triennial instead of annual recertifications
for senior/disabled participants on fixed
incomes.

•

For rent purposes, disregard all earned
income for Public Housing household
members age 18-20 who are not the head
or co-head of household.

Alona and her children are all smiles following her successful
completion of the Traditional FSS Program. With money
saved participating in the program, she paid off debt,
increased her credit score and purchased her own home.

•

Create community partnerships to provide
housing to at-risk families and youth.

•

Extend the amount of time a household can
remain on the HCV program while receiving zero assistance, allowing them to accrue
additional Program Completion Escrow.

•

Implementing a Landlord Incentive Program within the HCV program.

•

Expanding RHA’s Project Based Voucher (PBV) Program to allow PBVs for privately owned
properties in exchange for the owner’s commitment to provide affordable housing to families
experiencing homelessness or actively participating in Workforce Development Programs.

Single Fund Flexibility reaps monetary
rewards for RHA, residents
With dwindling federal funding to address repairs and improvements
needed at Public Housing properties across the country, single fund
flexibility through “block grants” has proven vital in improving and
conserving RHA’s Public Housing complexes.
RHA modernization improvements include:
•

Removing significant areas of turf at three Public Housing complexes,
replacing it with water saving xeriscape landscape.

•

Replacing 900 aluminum
frame windows in the Mineral
Manor complex with Energy
Star rated, highly efficient,
thermal pane windows.

•

Installing tankless water
heaters to replace old
traditional-style water heaters
at several Public Housing
communities rooms and
laundry facilities.

“MTW is currently the only
HUD program through
which public housing
authorities can wholly
transform their operations,
programs and housing.
The broad flexibility to
waive statute and
regulations allows these
agencies to better serve
and house their residents
and broader communities
while streamlining their
internal operations.”
- HUD August 2010
Report to Congress

Xeriscape landscape at Essex Manor.
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ELIGIBILITY

Am I eligible for housing assistance?

Housing Choice Voucher and Public Housing Programs
Every RHA program has slightly different requirements for
eligibility, but being low income is the first. HUD sets
the income limits for the county or metropolitan area, in our case,
Washoe County. Assistance is targeted for those who earn
30-50% of the Area Median Income. You can find current income
limits at huduser.gov/portal/datasets/il.html.
After thinking about income, a household is also evaluated to
ensure U.S. citizenship or eligible immigration status. We then
look to see if applicants qualify as elderly, a person with a
disability, or as a family, and also review criminal and rental histories.
The RHA receives about 3,000 applications each year for housing
assistance and as vacancies become available, we’re able to schedule
nearly 1,000 of those applicants for interviews.

How do waitlists work and
what is a preference?
Waitlists are opened and closed periodically throughout the year for
different of programs. RHA may be able to open a waitlist for a 2
bedroom/1 bath unit, but not for a studio. Or, we may open a waitlist
for a Public Housing 1 bedroom/1 bathroom, but only for senior
applicants. It all depends on our projected availability. We don’t want
to create false hope by keeping waitlists open all the time.
Applicants may apply for more than one waitlist
at a time, so it’s difficult to predict how long they
may be on a list before receiving assistance.

Some applicants, however, move up on the lists
faster depending on their need. Individuals who
are disabled, those who are seniors, families or
are veterans, all get points for “preference”.
Those who are already Washoe County
residents or who are homeless/displaced can
also get preference and move up the list faster. Additionally, those in
a rental agreement with a landlord who will accept a voucher also
receive preference. Preference doesn't guarantee admission to the
program; it’s merely used to establish the order of placement on the
waiting list.
1525 East Ninth Street, Reno NV 89512-3012
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Some applicants are parents who
cannot afford rent on a full-time
wage, and certainly not on disability
income. Their children struggle in
school because their families move
often. Some applicants are young
people trying to further their
education, balancing work,
parenthood, supporting their own
parents, or homelessness. Some
applicants are people with
disabilities whose work
opportunities are scarce. Some
applicants are aging Nevadans who
live on fixed incomes.
There’s a constant and rising need
for housing in Washoe County and
the waitlists are a somber reminder
of the unmet need for safe, stable,
affordable housing. Between all
waitlists and through natural
attrition, about 350 new households
move into public housing or into the
housing choice voucher programs
each year.
Though the waitlists are constantly
moving, hundreds of people remain
on them awaiting relief. If more
landlords accepted Housing Choice
Vouchers, the RHA could more
easily assist people each year.

775.329.3630
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WHAT IS
AFFORDABLE HOUSING?
It Depends Who You Ask
What’s affordable for one person may be out of reach for another. That’s why the RHA uses income
guidelines set by the U.S. Department of Housing and Urban Development to determine the Area Median
Income (AMI) for Washoe County households. AMI is the midpoint of the region’s income distribution and
HUD updates it each fiscal year. Half of families in a region
earn more than the median and half earn less. You can find
the current AMI guidelines at https://www.huduser.gov/
portal/datasets/il.html.
In Washoe County for FY 2021-2022, a single person who
earns the median, 100% of AMI, earns $58,500 per year.
For a family of four, it’s $83,500. But, a family of four with
two working adults, a young child and grandparent under
their roof, or a single working adult with three young
children are counted the same, even if their expenses are
markedly different. Hence, what’s considered “affordable
housing” will naturally vary by household.

The Reno Housing Authority uses those AMI guidelines
when determining if an applicant is eligible for housing
assistance. The RHA generally assists households that fall
under the 50% AMI threshold, but has some programs for
those earning slightly more.
You may have heard of the 30% rule, which says you should pay no more than 30% of your income on
housing expenses. That figure stems from a 1969 amendment to public housing requirements called

FY 2021-2022
Income Category

Persons in Family
1

2

3

4

5

6

Extremely Low (30%)
Income ($)

17,550

20,050

22,550

26,500

31,040

35,580

Very Low (50%)Income
($)

29,250

33,400

37,600

41,750

45,100

48,450

Low (80%)
Income ($)

46,800

53,450

60,150

66,800

72,500

82,850

Median (100%) Income
($)

58,500

66,800

75,200

83,500

90,200

96,900

https://www.huduser.gov/portal/datasets/il.html

the Brooke Amendment and not surprisingly, it’s
largely outdated. It doesn’t account for expenses
prevalent today including childcare or student
loans.
It also doesn’t account for how many dependents
you’re supporting, retirement savings, or
necessities including food, transportation and
medical costs. Today, many financial planners
suggest that no more than 25% of one’s gross
income should be earmarked for rent. How far
does that go in Washoe County? Not far.
In our community, a three-person household that
requires a modest 2 bedroom apartment, perhaps
a single parent of two kids, who earns 80% of the
AMI, about $60k per year, will pay 31% of his or
her gross income toward rent. That falls near the
general 25% guideline, but again, this is before
the parent has paid taxes, food, utilities, child
care, savings, or transportation. If that single
parent earns only 40% of the AMI, half of their
entire gross income goes to rent alone.
Similarly, a single person earning the 2021 AMI in
Washoe County, about $58,500, will pay about
33% of their income for a 1-bedroom rental unit. A
person making only 30% of the AMI, like most
living on Social Security and a small pension, will
have to pay 90% of their income for that same
apartment. Clearly that isn’t sustainable.
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Subsidized Housing
Sometimes permanently
Subsidized housing is a broad term that
encompasses private and public programs
that lower overall housing costs for people.
Common examples include public housing,
rental assistance vouchers (formerly called
Section 8 vouchers), and developments
that use Low-Income Housing Tax Credits.
All of RHA’s properties are permanently
affordable, but unless they’re part of a
community land trust or other perpetuity
arrangement, most others are not.
In Nevada, losing affordable properties to
the market has resulted in no net increase
in affordable inventory. Additionally, the
Nevada Housing Division estimates that
statewide, 7,500 units are at high risk of
losing their subsidy and converting to
market rate.
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