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B. Overview of the Agency’s MTW goals and objectives for the year, including
new and on-going MTW activities.
In May 2000, the Department of Housing and Urban Development (HUD) signed an
agreement with the Housing Authority of the County of San Mateo (HACSM) granting its
request for Moving-To-Work (MTW) Demonstration Program status. At that time, a total of
300 vouchers were designated as MTW vouchers with certain self-sufficiency features and
time-limited assistance requirements built into the program design.
On April 8, 2008, HUD signed a 10-year Amended and Restated Moving-To-Work Agreement
(Restated Agreement) with HACSM. The Restated Agreement expands HACSM’s MTW
status to the entire Housing Choice Voucher (Section 8) and Public Housing programs,
offering budget flexibility, the authority to develop policies that are outside certain HUD
regulations, and the ability to explore new and innovative methods of delivering housing to
low-income families of San Mateo County.
Each section of this MTW Annual Plan (Plan) provides information on current and planned
programs and policies, covering the period from July 1, 2009 through June 30, 2010. This
Plan also introduces long term plans and activities to be considered throughout the
demonstration period.
The mission of the HACSM is to:
1. Preserve and increase the availability of decent, safe and affordable housing;
2. Ensure equal opportunity in housing for all;
3. Promote self-sufficiency and asset development of families and individuals; and
4. Improve community quality of life and economic viability.
HACSM is also a component program of the San Mateo County Department of Housing
(DOH) whose mission is to: Serve as a catalyst for increasing access to affordable rental
housing, increasing the supply of workforce housing, and supporting related community
development so that housing exists for people of all income levels in San Mateo County.
The goals and objectives of HACSM in developing its MTW Program are the same as that of
the Department of Housing and Urban Development:
1. Provide incentives and assistance to families to become economically self-sufficient
HACSM provides case management services which link the current MTW Self-Sufficiency
participants to community based services that will assist them in obtaining employment,
securing reliable child care, completing educational goals, improving credit ratings,
establishing savings, and participating in homeownership counseling. HACSM gives
financial incentives in the form of escrow credit to families whose portion of rent
increases due to increases in employment income. The vouchers for MTW SelfSufficiency participants have a six-year time limit and successful graduates receive the
escrow fund balance at the end of their six-year term.
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2. Reduce program costs and achieve greater cost effectiveness
HACSM will reduce the frequency of program participant re-examinations, simplify the
verification process and subsidy calculation, and reduce the frequency of inspections for
units that meet certain criteria.
3. Increase housing choice for low-income families
HACSM will streamline the Project-Based voucher application and selection process,
increase the number of Project-Based units, use funding flexibility to assist production of
affordable units while maintaining assistance to the same number of households, and
accept referrals from homeless service providers of homeless individuals and families for
assistance under the MTW Program.
HACSM is committed to ensuring that residents, the community and other stake holders are
involved in developing the Plan and ensuring policy changes.
HACSM engaged our community extensively in the planning process for the 2009-2010 MTW
initiatives. HACSM held multiple meetings for the community and internal staff, established
an advisory committee and several focus groups, sent out surveys to current program
participants and owners, as well as welcomed public participation in the research and design
process.
•

An internal task force was established to research current program effectiveness and
outline program areas that could be re-designed for greater efficiency and accuracy.
The internal task force was comprised of individuals with extensive knowledge of the
day-to-day functions, program applications and direct contact with the San Mateo
County community, including owners, participants and county partners.

•

Surveys were mailed to a 10% random sample of participant families (approximately
400 households), distributed during interim and recertification appointments and to
walk-in families in our lobby. The surveys were mailed in both English and Spanish
and were also available on-line. HACSM received responses from approximately
36% of the participants. In general, participants were satisfied with the program,
yet apprehensive of any potential change for fear of loss of benefits. The initiatives
developed for July 2009 should only increase the benefits received and do so in a
more transparent, easy to understand, and equitable manner for all families.

•

The outreach efforts to owners consisted of focus groups, surveys, and the
opportunity for one-on-one discussions of key elements. Surveys were mailed to all
owners of units subsidized in the Section 8 program with an on-line option for ease
of use and no cost to the owner. The survey was designed to garner feedback from
current owners/landlords/and property managers on what was working and what
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could be improved from their perspective. HACSM received responses from
approximately 18% of the 2000 surveys mailed. From the feedback received, it was
clear there was a need to streamline the leasing processes, bring some relief to the
inspection process (with no relaxing of the standards) and increase the
understanding of each person’s role and responsibility in the program. Many of the
initiatives for July 2009 are designed to address these concerns.
•

A focus group was created with representatives from the local legal services
organizations. The following organizations were invited and/or attended the
sessions:
o
o
o
o

o
o

Legal Aid Society of San Mateo
 Shirley Gibson, Attorney
Stanford Community Law Clinic
 Danielle Jones, Clinical Supervising Attorney
Community Legal Services in East Palo Alto
 Victor Ramirez, Housing, Program Director
National Housing Law Project
 Catherine Bishop, Attorney
 Meliah Schultzman, Attorney
Bay Area Legal Aid
 Tulin Acikalin, Managing Attorney
San Mateo County – County Counsel
 Rebecca Archer, Attorney

In this focus group, it was HACSM’s desire to further define the areas of challenge to
the families of San Mateo County from the perspective of organizations that
advocate on their behalf. From the input received, HACSM developed several
initiatives designed to demystify program policies and lessen the areas of potential
fraud which could ultimately lead to the termination of a family’s assistance.
•

An Advisory Committee was formed to review potential changes to the program from
the perspective of other service providers, community agencies and MTW program
graduates. HACSM’s desire was to gain perspective from the expertise of leaders in
the community specifically related to initiatives that would support the development
of self-sufficiency for the families of San Mateo County. The discussions began from
the broad level of “what’s working and what’s not working” in subsidized housing in
San Mateo County and included how HACSM could further reach those in need of
housing.
The Advisory Committee consisted of representatives from:
o

Human Service Agency (HSA) of San Mateo County
 Beverly Beasley Johnson, Director
 Deborah Torres, Prevention and Early Intervention Services Director
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o
o
o
o
o
o
o
o
o
o
o

San Mateo County – Behavioral Health and Recovery Services
 Judy Davila, Human Services Manager II
San Mateo County Central Labor Council
 Rayna Lehman, Director
Human Investment Project (HIP) Housing
 Carolyn Moore, Director of the Self-Sufficiency Program
City of San Mateo Mayor’s office
 Mayor Carole Groom
Housing Scholarship Program Founders
 Carol Lamont
Bay Area Legal Aid
 Tulin Acikalin, Managing Attorney
California Housing Partnership Corporation
 Matt Schwartz, President
Moving To Work program graduate
 Rene Mendoza (invited)
San Mateo County Board of Supervisors
 Maya Perkins, Legislative Aide
San Mateo County – County Counsel Office
 Rebecca Archer, Attorney
San Mateo County Department of Housing
 Jennifer Anderson, MTW Project Manager
 Duane Bay, Director
 Cindy Chan, Rental Programs Manager
 William Lowell, Deputy Director
 Chas Mercurio, Fiscal Services Manager
 Janet Stone, Housing Policy and Development Manager

The remainder of this Plan describes the approach and activities that HACSM plans to
implement upon approval from HUD.
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SECTION II – General Housing Authority Operating Information
A. Housing Stock Information
1. Number of public housing units at the beginning of the year: 180
Development
Type
Number of Units
El Camino Village
Family
30
Midway Village
Family
150*
* One unit is dedicated to use by the Resident’s Association
2. Planned significant capital expenditures (>30% of the HACSM’s total
budgeted capital expenditures for the fiscal year):
The HACSM plans to pursue the following two projects that exceed 30% of its budgeted
capital expenditures for the fiscal year:
El Camino Village – Repair roofing and replace podium (decking) surface ($100,000+)
Midway Village – Resurface walkways ($75,000+)
3. New public housing units to be added during the year:
HACSM is not planning to add new public housing units during the year.
4. Public Housing units to be removed from the inventory during the year:
HACSM intends to apply to HUD to remove El Camino Village and Midway Village from
Public Housing status. Both developments receive inadequate Operating Funds from
HUD to operate in a fiscally sound manner. Furthermore, the Capital Funds level
received by the Midway Village development are inadequate to make necessary
improvements to the 35 year old structures.
Once the disposition application is approved by HUD, HACSM plans to sell both
properties to HACSM-affiliated non-profit entities or other affordable housing operators
with the goal of maintaining all the housing units at an affordable level. HACSM plans to
utilize 100% Project-Based Voucher assistance going forward with no displacement of
currently assisted families. A non-profit entity will be able to financially leverage the
project-based vouchers to obtain additional financing necessary to modernize Midway
Village.
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5. Rental Assistance Programs
HACSM currently serves over 4,300 households under the Housing Choice Voucher
(Section 8), Moderate Rehabilitation, Shelter Plus Care, and Supportive Housing
Programs. The table below lists the number of allocated units under each program.
Program
Housing Choice Voucher (Section 8)
Moderate Rehabilitation (non-MTW)
Shelter Plus Care (non-MTW)
Supportive Housing (non-MTW)

Unit Authorized
4023
130
157
34

6. Housing Choice Voucher Units to be Project-Based:
Of the 4,023 Housing Choice Vouchers (Section 8), HACSM currently has 419 projectbased. HACSM plans to increase the number of project-based vouchers from its
allocated funding in the future. HACSM will seek replacement vouchers for the 180
Public Housing units planned to be disposed and transitioned to Project-Based Vouchers.

B. Leasing Information, Planned
Program
Public Housing
Section 8 Housing Choice Voucher
Moderate Rehabilitation
Shelter Plus Care
Supportive Housing

Anticipated Lease-Up Rate/Number of
Units Leased
98%
177
98%
3943
98%
127
100%
157
100%
34

There are no issues related to any of the rental assistance programs; demand is strong
and the agency works diligently to rapidly fill any vacancy or voucher turnover.

C. Waiting List Information
HACSM currently maintains the following waiting lists:
•
•
•
•

Public Housing
Section 8 Housing Choice Voucher
Project-Based
Moderate Rehabilitation
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Public Housing
HACSM’s Public Housing Program waiting list is currently open. Since all public housing
units are fully occupied at this time, only turnover units will need leasing activity. The
Public Housing waiting list is currently in the process of being purged.
Section 8 Housing Choice Voucher
In July 2008, HACSM opened the waiting list for the HCV Program. Over 23,000 applied
during the one week opening period. All completed applications submitted by the deadline
were put into an eligible pool. From that pool, HACSM conducted a lottery and randomly
selected 3,600 applications to be placed on the waiting list. Since the HCV Program is close
to 100% leased-up, only turnover vouchers will need leasing activity.
The waiting list for the HCV Program is closed. However, in January 2009, HACSM made
application to HUD for 65 Family Unification Program (FUP) vouchers. If awarded, HACSM
will give preference to FUP-eligible families and FUP-eligible youths. If HACSM is unable to
issue the number of FUP vouchers awarded or FUP funding provided by HUD from its
current HCV waiting list, HACSM will reopen the waiting list to accept a FUP applicant family
or youth who is not currently on the HACSM HCV waiting list.
In addition, HACSM is in the process of submitting a disposition application to HUD to
dispose of its two public housing developments, Midway Village and El Camino Village, from
public housing status. HACSM will seek replacement HCV vouchers for its public housing
residents. If approved and awarded, HACSM will give preference to the public housing
residents who are in possession of the units as of the date of the award. If the HCV waiting
list is closed at the time, HACSM will re-open the waiting list to accept applications from
eligible public housing residents.
Project-Based
HACSM has a combined waiting list for all its Project-Based properties. Applicants indicate
which properties they are interested in. Since all Project-Based units are fully occupied at
this time, only turnover units will need leasing activity.
Moderate Rehabilitation
HACSM’s Moderate Rehabilitation Program waiting list is currently open. HACSM is working
closely with the property owner to fill 100% of the Moderate Rehabilitation units.

Note: Applicants for the Shelter Plus Care, Supportive Housing Programs, and Housing
Readiness program (a 2008-2009 MTW initiative within the HCV program) are referred to
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HACSM by homeless service providers and other community partners. HACSM does not
keep waiting lists for the Shelter Plus Care, Supportive Housing Program or the Housing
Readiness Program.
Characteristics of Households on the Waiting Lists

Public Housing
Waiting list total
Approximate Annual turnover
Extremely low income <=30% AMI
Very low income
>30% but <80% AMI
Low income
>50% but <80% AMI
Elderly families
Disabled families
White/Non-Hispanic
White/Hispanic
Black/African American
American Indian/Alaska native
Asian
Native Hawaiian/Other Pacific Islander
Other

5790
5
# of families

% of total families

588
1328
787
1458
2038
234
879
388
6

10%
23%
14%
26%
36%
4%
16%
7%
1%

Section 8 - Housing Choice Voucher
Waiting list total
Approximate Annual turnover
Extremely low income <=30% AMI
Very low income
>30% but <80% AMI
Low income
>50% but <80% AMI
Elderly families
Disabled families
White/Non-Hispanic
White/Hispanic
Black/African American
American Indian/Alaska native
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3600
240
# of families
2854

% of total families
79.28%

688

19.11%

58

1.61%

293
1011
225
878
1727
191

8.14%
28.08%
6.25%
24.39%
47.97%
5.31%

10 of 74

Housing Authority of the County of San Mateo – MTW Annual Plan

Asian
Native Hawaiian/Other Pacific Islander
Other

295
236
48

8.19%
6.56%
1.33%

Section 8 - Project-Based
Waiting list total
Approximate Annual turnover
Extremely low income <=30% AMI
Very low income
>30% but <80% AMI
Low income
>50% but <80% AMI
Elderly families
Disabled families
White/Non-Hispanic
White/Hispanic
Black/African American
American Indian/Alaska native
Asian
Native Hawaiian/Other Pacific Islander
Other

4085
120
# of families

777
1127
1045
986
1097
75
574
197
40

% of total families

19%
28%
26%
25%
27%
2%
14%
5%
1%

Moderate Rehabilitation
Waiting list total
Approximate Annual turnover
Extremely low income <=30% AMI
Very low income
>30% but <80% AMI
Low income
>50% but <80% AMI
Elderly families
Disabled families
White/Non-Hispanic
White/Hispanic
Black/African American
American Indian/Alaska native
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60
# of families

232
449
338
440
558
29

% of total families

14%
28%
21%
27%
34%
2%
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Asian
Native Hawaiian/Other Pacific Islander
Other
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76
70

9%
5%
5%
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SECTION III– Non-MTW Related Housing Authority Information
(Optional)
HACSM functions as a component of the San Mateo County Department of Housing (DOH). The
DOH administers such HUD funded programs as CDBG, HOME and ESG (Emergency Shelter
Grant), as well as housing rehabilitation and first time home buyer programs. It also serves as
the administrative unit of HEART, the county’s housing trust fund, and provides very active
policy and planning leadership in a wide-range of affordable housing initiatives throughout San
Mateo County. As part of the DOH, the Housing Authority is in an excellent position to
participate in a broad range of housing and community development activities as well as
coordinate its programs with the county’s emergency housing/shelter safety net.
HACSM also works closely with the HOPE Plan, the County’s 10-year plan for ending
homelessness. The Housing Authority was an active partner in developing the comprehensive
plan that was released in 2006 and remains active in implementation planning and activities.
A recent example of the synergy resulting from these collaborative efforts is HACSM’s new
Housing Readiness Program. More fully described in Section VI of this Plan, the Housing
Readiness Program is a 60-voucher initiative to further the HOPE Plan’s “housing first”
philosophy. These time-limited vouchers are being made available to hard-to-house homeless
families who do not meet criteria for the Shelter Plus Care or Supportive Housing Programs
through a HOPE-related partnership of safety-net agencies.
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SECTION IV– Long-Term MTW Plan
(Optional)
HACSM’s ability to combine resources, through the funding fungibility of the MTW block grant,
removes financial barriers and gives HACSM the freedom to better address local program
priorities and the community needs in San Mateo County.
The following are some of the potential initiatives that HACSM will explore for the 2010-2011
MTW Plan year:
Serve More Families
The number of households that qualify for rental assistance in San Mateo County far exceeds
the number of vouchers available. In July 2008, when the HACSM opened its Housing Choice
Voucher program waiting list, over 23,000 families applied. By lottery, 3,600 households were
selected for the waiting list, the number that the HACSM can reasonably expect to interview
over the next three years to identify households qualifying for potential turnover vouchers.
Because the vouchers allocated to the HACSM are fully utilized, only 20 vouchers
(approximately) per month become available, due solely to average turn-over created by
families who leave the program.
In order to serve more families in San Mateo County, with this very limited and valuable
resource, the HACSM may propose to institute a time-limit to the housing subsidy for all new
applicant households that are not designated senior or disabled households. The time limit will
be approximately 5-7 years, with a renewal option for senior and disabled households.
Expand Community Partnerships and Commitments with Support Service Providers
Prior to the implementation of the initiative (Serve More Families) as stated above, the HACSM
will develop partnerships with service providers to support families in job training, financial
training and furthering of education. The community partnerships could include activities such
as:
•

Establish a Housing Scholarship-Type Program
The Housing Scholarship Program is an award program that joins job training with housing
subsidy. The scholarships are time limited and intended to support the family’s personal,
educational and financial growth opportunities.

•

Green Jobs Training programs
Recognizing San Mateo County’s green job initiatives, HACSM is preparing to be a part of
the solution to the housing needs for those entering green job training programs.
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•

Financial Services educational programs
Building upon the training programs available to the current MTW participants, HACSM is
researching potential partnerships with financial services to provide financial training and
specialized savings programs for all HACSM HCV (Section 8) participants.

Expand Quality Assurance Program
HACSM recognizes the importance of a strong quality assurance department to ensure the
timeliness and quality of the work performed. As such, HACSM will continue to expand its
Quality Assurance program to include any and all new programmatic innovations.
Expand Affordable Housing Partnerships and Project-Based Programs
HACSM will use its MTW flexibility to assist in the development of new or rehabilitated
affordable housing by strategically project-basing HCV vouchers as a key financial component.
Project-basing’s contractual obligation for long-term unit availability is also important in our
perennially tight housing market. HACSM plans to seek additional flexibility to project base
rules in two areas: An increase in the percentage of a project that maybe project-based
(currently restricted to 25%), and adjustments to project selection criteria and operating rules.
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SECTION V - Proposed MTW Activities: HUD approval requested
Activity #1: Institute biennial re-certification for elderly and/or disabled HCV
households
A. Description of activity
Current HUD regulations mandate annual eligibility recertification for all HCV households.
These appointments involve an abundance of paperwork and detail on the part of the
HACSM staff and the participant families. The process is especially cumbersome and
repetitious for persons who are elderly or disabled as they have few changes in household
income and/or composition from year to year.
To reduce the inherent stress on elderly and disabled families whose income and family
situations remain relatively unchanged, and at the same time reduce the administrative and
financial burdens for the HACSM, HACSM is proposing to recertify HCV households
designated as senior or disabled every other year. This change also correlated to research
that revealed that the administrative cost for processing each recertification is equal to, or
greater than decrease in the housing assistance payment (HAP). Elderly and disabled
families who lose a source of income or experience a change in family composition will be
eligible for an interim recertification to adjust their rent portion, if needed, between biennial
re-certifications.

B. Relationship to a statutory objective
HACSM expects that the above activity will substantially reduce administrative costs, achieve
greater cost effectiveness and support participants’ increasing self-sufficiency through
savings while reducing unnecessary process requirements for beneficiaries.

C. Anticipated impact on stated objective
At this time, of 1873 current voucher holders, approximately 48% of the HCV participant
families qualify as elderly or disabled families. By initiating a biennial recertification
schedule, HACSM anticipates a 24% time savings and substantial cost savings in the overall
HCV program recertification process.
HACSM does not expect this initiative would increase staff time, as HACSM’s interim policy
does not require recertification appointments as a result of income increases. Nor does
HACSM expect that an increase in interims due to changes in family composition or loss of
income will either equal or exceed the reduction of 24% recertifications. While HACSM has
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experienced an increase in interim appointments in the last year, the impetus of this
increase can be attributed to State-wide reductions in SSI and other State-provided funding.
HACSM expects that this initiative also has the potential to assist elderly and disabled
families to rent higher quality units and achieve greater self-sufficiency. The net savings in
staff time due to this initiative will be re-directed to increased customer service, allowing the
employees to assist families beyond their normal scope, provide additional services that will
support individuals’ self-sufficiency goals and accommodate pro-rated administrative funding
from HUD.

D. Baselines, benchmarks, metrics and schedules

Baselines: (established July 1, 2008 – June 30, 2009)
1. HACSM processes 4023 reexamination appointments annually under the current system.
Approximately 48% of the current households qualify as Elderly/Disabled Households.
2. On average, HACSM staff spend 84 minutes per file (at a cost of $80/file) to process
reexamination appointments and applicable paperwork under the current system. Each
HACSM staff member responsible for reexaminations spends 513 hours on annual
reexamination processes.
3. Direct costs associated with processing annual reexaminations, on average, are
$322,014.00.

Benchmarks
1. HACSM expects to see a 24% reduction in the total number of annual reexaminations.
In FY2010, HACSM expects to recertify approximately 965 fewer households, annually.
2. HACSM expects to save 122 hours (965 households at 84 minutes per file) per staff
member annually.
3. HACSM expects an $80,504 cost savings as a result of this initiative.

Metrics and Schedule
1. Comparison of the amount of time spent to process annual reexaminations before and
after new program start date.
2. Staff surveys to determine effectiveness of the initiative.
3. Comparison of direct costs before and after the new program start date
E. Data collection process
Calculate the direct cost of the current annual reexaminations and based on the reduction in
the number of appointments, determine the cost savings to HACSM. After determining cost
savings, compare to the resulting program.
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F. Authorizations based on Attachment C
The proposed activity is authorized in HACSM’s MTW Agreement, Attachment C, Paragraph
D (1)(c) and waives certain provisions of Section 8(o)(5) of the US Housing Act of 1937 and
24 CFR 982.516
G. Processes for rent reform initiatives
This activity does not involve rent reform initiatives.
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Activity #2: Simplify Rent Calculation Process
A. Description of activity
The HACSM is proposing several modifications to the current rent calculation policies and
procedures that will result in a more transparent process for participants, a streamlined and
more efficient practice for the HACSM and overall improvement in the accuracy of the
calculations.
o

Standardize Utility Allowances by Unit Size

Please note: HACSM is delaying the implementation of the standard utility deduction
initiative. HACSM will review and refine the baseline, benchmark and metrics prior to
submission to HUD.
HACSM is proposing to standardize utility allowances given to HCV families based on
their eligible family unit size and include this allowance as part of the adjusted annual
income calculation. The current practice of granting a utility allowance, while wellintended, is wrought with the potential for inadvertent errors from owners, participants
and the HACSM resulting in audit errors and the need to revisit the calculation process
many times – oftentimes resulting in a much greater cost than the amount of the error
itself. Instituting a standard utility allowance will lessen the deterrent for the families in
securing a rental unit, increase efficiencies and reduce errors in the HAP contract, rent
calculation and submissions to PIC.
The HACSM has calculated the average utility allowance currently provided to HCV
participants. Prior to implementation of this change, the HACSM will conduct a final
analysis and, if necessary, re-compute the standard allowances. In addition, the HACSM
will continue to review the figures and conduct analysis, as needed, to keep the
allowances in-line with average utility consumption.
The HACSM plans to modify the HAP contract and RTA to more closely match the
proposed program.
o

Change the Definition of Income
The HACSM is proposing to change the definition of income to include certain income
previously considered excluded in the rent calculation process in order to further
streamline the process overall, reduce errors, and enact greater equity for HCV
participants. Additionally, HACSM is proposing to eliminate the imputed asset rate
calculation and simply use the actual interest earned. This proposal would reduce the
need to determine if an income source is eligible or not, in need of verification or not,
and the cumbersome calculations resulting from the above determination.
As part of this activity, HACSM is proposing to dissolve the Earned Income Disallowance
(EID). This process is very complicated, time-consuming to administer and prone to
error especially if the participants do not report in a timely manner. Due in part to the
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proposed biennial recertification timeline for elderly and disabled families (see Activity
#1), an individual who is eligible for EID will essentially receive a 100% disallowance of
employment income through this new schedule. Continuing the currently mandated
EID process would be contrary to the improved efficiencies and result in additional
stress on the families through additional appointments with the HACSM as well as
administrative burden to the HACSM.
B. Relationship to a statutory objective
HACSM expects that the above activities will reduce administrative cost and achieve greater
cost effectiveness while at the same time increasing the housing choices for low income
families.
C. Anticipated impact on stated objective
By initiating the activities described above, the HACSM anticipates that participating families
will experience an expedited process that is clear and easy to understand, that removes
several barriers currently experienced in locating and securing rental units and reduce the
inequitable assistance between families. HACSM also expects that the program re-design
will create a more efficient process resulting in cost savings.
D. Baselines, benchmarks, metrics and schedules
Please note: HACSM is delaying the implementation of the standard utility deduction
initiative. HACSM will review and refine the baseline, benchmark and metrics prior to
submission to HUD.

Baselines: (established January 1, 2009 – June 30, 2009)
1.
2.
3.
4.

The number of errors identified by QA involving the utility allowance
The average number of days from voucher issuance to lease up
The average number of days needed to process RTAs
Less than 1% of HACSM households are receiving the benefits of EID

Benchmarks
1.
2.
3.
4.

Reduction in number of errors identified by QA involving the utility allowance
Reduction in the average number of days from voucher issuance to lease up
Reduction in the average number of days needed to process RTAs
HACSM expects that an increase of 20% of participant households will realize cost
savings due to the new initiatives and interim policy, in place of the EID calculation.
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Metrics and Schedule
1. Comparison of Quality Assurance Report statistics before and after implementation
2. Comparison of the number of families securing housing units and the length of time to
do so before and after implementation
3. Comparison of administrative costs before and after implementation to correct errors
4. HACSM will compare the household savings due to income increases before and after
implementation.

E. Data collection process
1. Tracking the number of corrections to PIC submissions and HAP contracts due to
incorrect utility allowances before and after program re-design
2. Tracking the number of mixed families who are able to secure rental housing and
remain in the program
3. Tracking the processing time for initial eligibility, recertification and interim
determinations, including the number of cases that are overdue
F. Authorizations based on Attachment C
The proposed activity is authorized in HACSM’s MTW Agreement, Attachment C, Paragraph
D (1) (a) and D (2) (a) and waives certain provisions of Section 8(o)(I), 8(o)2, 8(o)3, 8
(o)(7), 8(o)10 and 8(o)(13)(H)-(I) of the US Housing Act of 1937 and 24CFR 982.162,
982.508, 982.503 and 982.518
G. Processes for rent reform initiatives
1. Agency’s Board approval of policy;
See Appendix IV
2. Impact Analysis;

Utility Allowance re-design: HACSM reviewed the current Utility Allowance Schedule and
process, the number of families receiving this benefit, the challenges related to it for all
parties (HACSM, the participant, and the owner) during the lease up process and the
number of quality assurance audit findings regarding UA errors and determined that
instituting a standard utility deduction would continue to benefit the participants while
removing most, if not all, administrative challenges.
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Re-definition of Annual Income: HACSM reviewed the number of families who have
“excluded income” in contrast to their rent portion, the equitableness between
households, the confusion, miscalculations and potential fraud resulting in hearings and
termination proceedings and determined that simplifying the definition would better
serve the families of San Mateo County.
3. Annual reevaluation;
HACSM will continue to monitor and evaluate the initiatives proposed in this MTW
activity. HACSM will annually review the utility deduction and adjust the deduction
amounts as needed. HACSM will also review the impact, as determined from the
requests for informal hearings and/or termination proceedings to inform any additional
policy changes for the above initiatives.
4. Hardship case criteria;
HACSM is currently developing a hardship policy and committee to establish the
guidelines and processes for families who may experience unforeseen “hardship” due to
this MTW initiative.
5. Transition period;
HACSM is planning to implement this initiative July 1, 2009. It will become effective for
each household at their initial, next interim or annual recertification appointment or
relocation, which ever comes first. All current participants will be notified at least three
months prior to their next scheduled Annual Recertification appointment as to the
impact of this initiative, giving them due time to make any adjustments they deem
necessary.
6. Documentation of public hearing (may be same as Annual Plan hearing).
See Appendix III
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Activity #3: Simplify Third-party Verification Processes
A. Description of activity
The HACSM proposes to simplify the third-party verification process associated with earned
income, asset income, and medical and child care expenses, in an effort to relieve
administrative burdens, increase productivity, reduce calculation errors and ease the
intrusive nature of the process for HCV applicants and participants. The HACSM will
continue to use the Enterprise Income Verification (EIV) system for verification of
participant identity, wage and assistance benefits.

o

Increase asset values requiring third-party verification
HACSM is proposing to increase the threshold at which assets require third-party
verification from $5,000 to $50,000 for the HCV programs. In place of third-party
verification, the family will be required to provide a current statement from the financial
institution(s) showing the balance of the asset account(s).
All assets valued over $50,000 will continue to require third-party verification.

o

Streamline verification of eligible medical expenses
HACSM is proposing to institute a streamlined verification process for eligible medical
expenses in the HCV programs to ease both the administrative burden for the Housing
Authority and the challenges to the participants.
The current verification process for medical expenses is not only ponderous but highly
intrusive in the lives of the assisted families. An additional challenge has been the
broadening HIPPA and privacy laws surrounding an individual’s personal medical
information. Health care professionals are increasingly reluctant to release information
as requested in the third-party verification process. The current practice can also vastly
change the tenant rent for identical units.
HACSM is proposing that eligible families who claim medical expenses be required to
sign a self-certification and provide supporting documents that are from credible and
established sources, such as receipts from medical care providers or pharmacy
statements.
HACSM may also randomly select cases to request third-party verification as a means of
ensuring accurate reporting from families while not unduly slowing the initial and
continued eligibility processes.
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o

Streamline the verification process for eligible child care expenses
HACSM is proposing to institute a streamlined verification process for eligible child care
expenses in the HCV programs to ease both the administrative burden for the housing
authority and the challenges to the participants.
The current verification process for child care expenses is wrought with challenges for
not only the HACSM, but for the participants and their child care providers. Due to the
high rates for licensed child care in San Mateo County, many families turn to other
family members outside the household or members of the community who are not
licensed and often times not legal residents. This situation creates an ineffective
verification process as the providers do not return third-party verifications to the
HACSM.
To reduce the challenges in verifying claimed child care expenses, eligible families who
claim child care expenses will be required to sign a self-certification and provide
supporting documents that are from credible and established sources, such as day care
invoices, receipts or written statements from the child care provider. Expenses incurred
from an adult member of the household who provides child care or the absent parent
who does not reside in the subsidized unit, will not be acceptable.
To reduce cases of over-reporting child care expenses and potential fraud, the HACSM
may require participating families to provide copies of their Federal tax return, if
available, for proof of child care expenses claimed. HACSM may also randomly select
cases to request third-party verification as a means of ensuring accurate reporting from
families while not unduly slowing the initial and continued eligibility processes.

o

Extend the verification timeline to 120 days
Currently, verification documentation may not be more than 60 days old from the time
of voucher issuance for applicants and no more than 60 days from the date of HACSM
interview for participants. To increase efficiencies and reduce administrative costs due to
multiple verification attempts, HACSM is proposing to increase the timeline for
verification documentation to 120 days for HCV applicants and participants.
This new timeline should eliminate duplication of work and accelerate an applicant’s
admission to the program and recertification for current participation.

B. Relationship to a statutory objective
Streamlining the third-party verification process will improve administrative efficiencies,
reduce program costs and increase the housing choices for low income families

MTW Annual Plan 07/01/2009 – 06/30/2010

24 of 74

Housing Authority of the County of San Mateo – MTW Annual Plan

C. Anticipated impact on stated objective
Simplification of the third-party verification process will immediately increase administrative
efficiencies and reduce program costs for the HACSM due to a more streamlined process for
handling of files and accelerate the timeline for tenant’s participation.
D. Baselines, benchmarks, metrics and schedules

Baselines: (established July 1, 2008 – June 30, 2009)
1. On average, HACSM staff spend 738 hours annually to process third-party verifications
for reexamination
2. On average, HACSM spends $29,285 annually ($7.30 per file) to process third party
verifications
3. Average direct costs associated with postage, paper and printing expenses to complete
third-party verifications (baseline expense for June 30, 2009 TBD)

Benchmarks
1. HACSM expects a 50%+ reduction in staff time required to process third-party
verifications
2. HACSM expects to realize a $15,000 savings in costs to process third-party verifications
3. Reduction in average direct costs associated with processing third-party verifications

Metrics and Schedules
1. Comparison of staff time before and after new systems are in place
2. Comparison of administrative costs for third party verifications before and after
implementation of initiatives
3. Comparison of direct costs for third party verifications before and after new systems are
in place
E. Data collection process
HACSM will track the time savings in relation to the new verification processes. Due to the
data collection method from July 1, 2008 – June 2009, HACSM is unable to determine
baseline statistics for each of the four individual aspects of this initiative.
HACSM will
continue to use EIV to ensure the accuracy of participant’s income reporting. Track cost
savings in postage, paper consumption, and printing costs.
F. Authorizations based on Attachment C
The proposed activity is authorized in HACSM’s MTW Agreement, Attachment C, Paragraph
D (3)(b) and waives certain provisions of 24CFR 982.516 and 982 Subpart E
G. Processes for rent reform initiatives
This activity does not involve rent reform initiatives.
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Activity #4: Institute tiered-subsidy schedule based on voucher size
A. Description of activity
Please note: HACSM is delaying the implementation of this initiative. HACSM will review
and refine baseline, benchmark and metrics prior to submission to HUD.
HACSM is proposing the establishment of a tiered subsidy schedule (see Appendix Two) for
all HCV applicants and participants based on their voucher bedroom size and annual
adjusted family income. The annual adjusted income for the family is determined from the
rent calculation, including all deductions and allowances for which the family is eligible
(dependent, elderly, child care, medical, disability assistance, and utilities). For mixed
families (ie: households with ineligible family members), the subsidy will be prorated based
on the number of eligible and ineligible family members.
As a result of this initiative, HACSM will no longer be utilizing Payment Standards, but will
use the Fair Market Rent (FMR) schedule to establish the subsidy amounts. This initiative
will also demand changes to the RTA form and HAP contract.
A sample of the Proposed Tiered Subsidy Table can be seen in Appendix Two. The
Proposed Tiered Subsidy Table is for informational purposes only. HACSM is currently
researching operating costs, fair market rents, and the rent burden for existing tenants in
order to determine the most streamlined conversion. The final determination will be made
prior to implementation July 2009.
B. Relationship to a statutory objective
In an effort to streamline the administrative processes, simplify the program structure for
clarity and transparency and remove the barriers for families seeking rental units, the
HACSM is proposing the implementation of a tiered subsidy schedule, based on a family’s
voucher bedroom size.
C. Anticipated impact on stated objective
The calculation of a tenant’s annual adjusted income and subsequent portion of rent is
highly complicated, confusing for the families, prone to unintentional error and potential
fraud, extremely time-consuming and often a hindrance for families in securing a rental unit.
As such, HACSM anticipates that the tiered subsidy schedule will increase productivity,
decrease errors in the tenant’s rent portion calculation, remove the barriers for families
securing rental units and increase the families’ ability to take personal responsibility in their
choice of rental unit. HACSM is also aware that the implementation of this activity could
result in an increase in the family rent portion for some households. As such, HACSM is
developing a hardship policy to address cases of significant burden for the family.

D. Baselines, benchmarks, metrics and schedules
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Please note: HACSM is delaying the implementation of this initiative. HACSM will review
and refine baseline, benchmark and metrics prior to submission to HUD.

Baselines: (established July 1, 2008 – June 30, 2009)
1.
2.
3.
4.

Number of families renting units in areas of low poverty
Number of days, on average, from voucher issuance to lease up
Quality Assurance file review results
Number of vouchers that expire

Benchmarks
1.
2.
3.
4.

Increase in number of families renting units outside of areas of low poverty
Reduction in number of days, on average, from voucher issuance to lease up
Reduction in the number of Quality Assurance file review errors
Reduction in number of vouchers that expire

Metrics and Schedules
1. Comparison of number of families in areas of low poverty before and after
implementation
2. Comparison of the average number of days needed for lease up before and after
implementation
3. Comparison of Quality Assurance file review results before and after implementation
4. Comparison of the number of vouchers that expire before and after implementation
E. Data collection process
HACSM will track, via the leasing statistics, whether the new initiatives lower the length of
time needed for participants to find and secure housing and the area in which they live.
Review of HACSM Quality Assurance data, including staff errors and determine if new
protocols result in fewer errors.
F. Authorizations based on Attachment C
The proposed activity is authorized in HACSM’s MTW Agreement, Attachment C, Paragraph
D (1)(a) and D(2)(a) and waives certain provisions of Section 8(o)(1), 8(o)(2), 8(o)(3),
8(o)(7), 8(o)(10), and 8(o)(13)(H)-(I) of the US Housing Act of 1937 and 24 CFR 982.162,
982.508, 982.503, and 982.518
G. Processes for rent reform initiatives
1. Agency’s Board approval of policy
(See Appendix IV)
2. Impact Analysis;
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Several factors were analyzed to establish the set amounts, including: actual per unit
operating costs, Section 8 Program Fair Market rents, comparable rents, and what the
rent burden would be for existing tenants at various rent levels.
While there was discussion and research regarding different rents and/or payment
standards to be based on different locations within San Mateo County, it was
determined that this practice would actually increase the administrative complexities and
therefore be contrary to the goal of lowering administrative burdens.
3. Annual reevaluation;
HACSM plans to review at least annually the impact of the proposed tiered subsidy
schedule initiative, including the following factors: Fair Market rents, comparable rents,
the rent burden on the participants, and per unit operating costs.
4. Hardship case criteria;
HACSM is currently developing a hardship policy and committee to establish the
guidelines and processes for families who may experience unforeseen “hardship” due to
this initiative.
5. Transition period;
HACSM is planning to implement this initiative July 1, 2009. It will become effective for
each household at their initial, next interim or annual recertification appointment or
relocation, which ever comes first. All current participants will be notified at least three
months prior to their next scheduled Annual Recertification appointment as to the
impact of this initiative, giving them due time to make any adjustments they deem
necessary.
6. Documentation of public hearing (may be same as Annual Plan hearing).
See Appendix III
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Activity #5: Eliminate the 40% affordability cap on family share at the time of
initial lease-up
A. Description of activity
To support a family’s ability to have greater housing choice, HACSM is proposing to
eliminate the 40% affordability cap for assisted families in the HCV program.
Currently, many HCV applicants, leasing up for the first time, and participants, in the
relocation process, are unable to secure housing outside high poverty areas due to the 40%
affordability cap. Fortunately, HACSM has been successful in negotiating with owners in
reducing rents to a level that meets the 40% cap requirement. However, there were also
numerous times that HACSM had to deny RTAs that were only nominally higher than the
40% cap. As a result, many families lost the units or owners accepted a lower amount with
a shorter lease term, only to increase the rent to the original amount after the initial lease
term expired because the 40% cap does not apply to existing participants with continued
occupancy.
HACSM will continue to plan a major role in negotiating rents on the participant’s behalf
when needed and has established safeguards to ensure the tenant portion of rent is
affordable to the participant. Safeguards include, but are not limited to:
•
•
•

Discussion of rent affordability with the participant before move-in
Outreach to property owners to increase housing availability
Calculation tool (see Appendix VII) that shows the tenant portion of rent in relation to
his/her income; this tool takes into consideration income exclusions mandated by HUD
such as foster care payments, earned income from full-time students, and financial aid
in determining affordability, and supervisory approval procedures if the rent burden is
over 50%

B. Relationship to a statutory objective
HACSM expects that the implementation of this initiative will reduce administrative costs
through time savings and increase housing choice for low-income families by encouraging
them to move into areas of low poverty.
C. Anticipated impact on stated objective
Implementing this initiative will increase housing options for participants by allowing some
units into the program that would, under current regulations, be unavailable to certain
families. HACSM is aware of the possibility of abuse of this initiative and that an assisted
family could over-extend themselves and is actively working on establishing guidelines to
address this costly situation.
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D. Baselines, benchmarks, metrics and schedules

Baselines: (established July 1, 2008 – June 30, 2009)
1. Approximately 48 new move-ins were denied a unit based on the 40% affordability cap
2. 443 households are currently paying more than 40% of their annual adjusted income
towards their housing cost. This amount is also tracked by city.

Benchmarks
1. 5% increase in new move-ins to cities with lower poverty concentration
2. Reduce number of denials by 25% due to affordability

Metrics and schedules
1. Comparison of localities (including those of low poverty), with HAP contracts before and
after implementation
2. Comparison of the number of days needed to secure and lease a unit before and after
implementation

E. Data collection process
The data collected will include a tracking of the number of participants using this initiative,
their locality and compare data to previous years. HACSM is developing a method to
monitor the failure rate for families paying more than 40% of annual adjusted income at
initial move in, versus the failure rate of families paying less than 40% of annual adjusted
income at initial move in.
F. Authorizations based on Attachment C
The proposed activity is authorized in HACSM’s MTW Agreement, Attachment C Part D(2)(a)
and waives certain provisions of Section 8 (o)(10) and 8(o)(3) of the US Housing Act of
1937 and 24 CFR 982.503 and 982.518
G. Processes for rent reform initiatives
This activity does not involve rent reform initiatives.
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Activity #6: Simplify HQS Inspection Process
A. Description of activity
In an effort to increase administrative efficiencies and cost savings, HACSM proposes to
simplify the annual HQS inspection process in several areas, with no reduction in assurance
of housing quality, by reducing the total number of units inspected each month through a
sampling process for certain units, implementing a self-certification process for certain fail
items, and allowing HACSM to inspect units at HACSM-owned properties.

o

Sampling process

Current HUD regulations mandate inspection of HCV units at least annually to determine
compliance with HQS standards. For owners with ten or more subsidized Section 8 units in
their complex and a history of high performance (i.e. units passing inspection on the first
attempt for two consecutive years or units built in 2006 or after), HACSM is proposing to
select a 25% random sample of units to be inspected each year. The sample will be drawn
randomly each year so as to ensure compliance of all units with HQS. Additionally, Quality
Assurance will continue to randomly inspect a sample drawn from all subsidized units within
the complex. The reduction in the total number of units will allow for more thorough
inspections overall and, within a four year period, 100% of all units for the designated
owners would be inspected.
If the 25% inspected sample meets HQS, the owner will be able to self-certify that the
remaining units meet the same standards and no further inspections will be performed in
that year. If within the 25% sample there are HQS fail items, the owner will have 30 days
in which to make the necessary repairs. If all repairs are completed, the owner can self
certify that the repairs have been completed, any similar fail items have been fixed in the
remaining units and all meet the same HQS standards. If the necessary repairs are not
completed within the time frame, the HACSM will proceed with abatement of the Housing
Authority Payments (HAP), an additional 25% of the units will be inspected, and the owner
will no longer be able to participate in the unit inspections sampling.
The owners and participants will continue to have the right to request a special inspection at
any time.
The reduction in the total number of units inspected each year will allow for increasing
attention to identified problems as well as the ability for the inspectors to conduct additional
outreach to new potential owners, or those owners with units in areas with low poverty
concentration. Quality Assurance inspections will continue for all properties and include
sampling of all subsidized units to ensure compliance with HQS.
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o

Self-Certification for Repairs

The HACSM is proposing to allow property owners, who have not had their HAP abated due
to non-compliance, to provide written self-certification for the completion of minor fail
items. At the same time, the participant will also be asked to sign a certification attesting to
the completion of the repairs. The following Housing Quality Standards violations are some
of the items that may be classified as minor fail items:
•
•

•
•

Presence of a cracked switch plate/outlet cover;
Chipped/peeling/cracked paint when no child under 6 resides in the unit and the unit
was built after 1978;
Stove burners that do not work and/or knobs that are missing or broken;
Fail items for which the owner provides a receipt verifying the repair item is on order or
has been installed;
A yard area surrounding the building that is overgrown with weeds; and
A smoke detector that needs a replacement battery.

o

HACSM to inspect HACSM-owned properties

•
•

The HACSM proposes to inspect HACSM-owned or affiliated properties. Currently, HACSM
arranges for inspectors of another housing authority in the area to inspect the 60 units at
Half Moon Village, a project-based senior complex, each year. Administrative savings would
be achieved if HACSM incorporated the inspection of these units into its existing inspection
schedule. Quality Assurance would be included in this proposal.
B. Relationship to a statutory objective
Sampling a portion of owners units with a history of good performance will reduce program
cost while continuing to ensure program effectiveness.
C. Anticipated impact on stated objective
The savings in time will allow for additional outreach to owners and landlords and ultimately
increase the housing choice for low income families. HACSM recognizes that there is the
possibility of abuse and the situation where units could potentially fall below HQS standards.
To address this negative impact, HACSM will use its Quality Assurance inspections to
safeguard the standards of subsidized units and maintain compliance from both the owner
and participant.
D. Baselines, benchmarks, metrics and schedules

Baselines: (established July 1, 2008 – June 30, 2009)
1. HACSM inspects 4023 units annually for compliance with HQS
2. On average, HACSM staff spend 25 minutes to complete each HQS inspection (not
including the travel time to the unit, or processing of paperwork). HACSM spends
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$104,598 on staff time for the HQS unit inspections (not including the travel time to the
unit or processing of paperwork)
3. Annually, HACSM fails approximately 850 units due to HQS violations. Physically
verifying the completion of the repairs requires an additional cost of $22,200
($26/inspection, not including travel time to the unit, or subsequent paperwork)
4. Annually, HACSM has had a direct cost of $1,500 to hire outside consultants to inspect
HACSM-owned properties

Benchmarks
1. HACSM expects an 18% reduction in the total number of units inspected
2. By reducing the total number of units inspected, HACSM expects to see a cost savings of
$18,686 in staff time
3. HACSM expects a 50% reduction in units requiring physical re-examination due to failed
HQS items and a direct cost savings of $11,050 annually
4. HACSM expects to realize a cost savings of $1,110 for the inspections of HACSM-owned
properties through a combination of these initiatives

Metrics and Schedules
1. Comparison of the average time spent on inspection process before and after the
proposed schedule is in place
2. Comparison of direct costs for the inspection process before and after the new process
is begun
3. Comparison of the number of units failing inspections before and after implementation
4. Comparison of cost savings for HACSM-owned properties before and after
implementation
E. Data collection process
1. Review and analysis of staff time required to complete inspections
2. Review and analysis of direct cost savings
3. HACSM data base of failed inspections
F. Authorizations based on Attachment C
The proposed activity is authorized in HACSM’s MTW Agreement, Attachment C, Part D (5)
and waives of certain provisions of Section 8(o)(8) of the US Housing Act of 1937 and 24
CFR 982, Subpart I and Subpart K
G. Processes for rent reform initiatives
This activity does not involve rent reform initiatives.

MTW Annual Plan 07/01/2009 – 06/30/2010

33 of 74

Housing Authority of the County of San Mateo – MTW Annual Plan

Activity #7: Simplify Family Self Sufficiency (FSS) Escrow Calculation
A. Description of activity
HACSM is proposing to simplify the FSS escrow calculation method. Currently, the escrow
calculation for the HCV FSS program differs from the escrow calculation for the MTW Self
Sufficiency program. The HACSM is planning to create the same calculation method for
both programs, and award a flat escrow amount to families who have increased their
earned income and/or met their FSS goals.
Families will need to provide proof that they have: 1) increased their earned income, 2)
fulfilled their educational goals that enhanced their ability to succeed or advance in the
workplace, 3) participated in a HACSM-approved budget class, 4) achieved a minimum of
$1,500 increase in savings, and 5) improved their credit score.
HACSM will use the following schedule in determining escrow credit:
1.
2.
3.
4.
5.

$1,000.00 per family who has increased a minimum of $1,200 annually in earned
income at graduation.
$100.00 for each completed educational goal such as a GED, a degree from an
accredited school/college, a vocational certificate, etc. The maximum escrow credit
for achieving educational goals will be $300.00 per family.
$100.00 per family for completing a HACSM-approved budget class.
$1,500.00 per family for increasing savings by an additional $1,500.00 or more at
graduation.
$1.00 for each credit score point improved. The escrow credit for improving credit
score is limited to one adult family member per family.

Families may qualify for one or more of the escrow credits stated above. Escrow will be
calculated and credited at the end of the FSS Contract term and only if the family provides
credible and verifiable documentation showing they qualify for the escrow credit. The
maximum escrow credit and pay out at graduation will be $3,000.00 per family. Because
escrows are calculated and credited at the end of the FSS Contract term, interim
withdrawals are eliminated.
B. Relationship to a statutory objective
Streamlining the method by which the escrow calculation is processed will increase
administrative efficiencies and cost savings. Recognizing and expanding the methods by
which a family can earn escrow will further support their goal of self-sufficiency and savings.
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C. Anticipated impact on stated objective
By instituting an escrow calculation process that is implemented across various programs,
HACSM expects increased efficiencies, fewer audit findings and cost savings that are
realized through time savings.
D. Baselines, benchmarks, metrics and schedules

Baselines: (established July 1, 2008 – June 30, 2009)
1. Average time needed to calculate and post each FSS program participant’s escrow
savings is 10 minutes per file or approximately 60 hours per month
2. Number of escrow accounts is 98
3. Number of FSS families with earned income is 217
4. Number of FSS families with savings of $300 or more is seven (7)

Benchmarks
1. Decrease in the average time needed to calculate and post FSS program participant’s
escrow accounts by 50%
2. Increase in the number of escrow accounts by 10%
3. Increase in the number of FSS families with earned income by 5%
4. Increase in the number of FSS families with savings of $300 or more by 20%

Metrics and schedules
1. Comparison of time needed for calculation and posting before and after implementation
for FSS participants
2. Comparison of number of escrow accounts before and after implementation for FSS
participants
3. Comparison of the number of FSS families with earned income before and after
implementation
4. Comparison of the number of FSS families with savings of $300 or more before and after
implementation
E. Data collection process
HACSM will collect and analyze the data at least annually
F. Authorizations based on Attachment C
The proposed activity is authorized in HACSM’s MTW Agreement, Attachment C, Part E and
waives certain provisions of Section 23 of the US Housing Act of 1937 and 24 CFR 984
G. Processes for rent reform initiatives
This activity does not involve rent reform initiatives.
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SECTION VI – On-Going MTW Activities: HUD approval previously granted
In May 1997, HACSM applied to participate in the newly established MTW demonstration
program with HUD. In May 2000, HUD approved HACSM’s application and an agreement was
signed that granted the HACSM its MTW status. The agreement allowed HACSM to implement
the following activities:
•
•
•
•
•
•
•
•

A total of 300 vouchers were designated as MTW vouchers
Housing assistance was limited to a six-year term
Participation in the HACSM’s Family Self-Sufficiency program was mandatory
No limits on the percentage of household income which could be spent on housing
costs
Escrow accounts were established for families whose rent increased due to an
increase in their earned income
25% of the incremental increase in earned income was excluded from rent calculation
For absent parents rejoining the household, 75% of their earned income would be
excluded for two years
Security deposit assistance

Please note that all of the MTW activities listed above and in the executive summary below
were implemented either prior to, or as part of, the execution of the Amended and Restated
Agreement in April 2008. On-going Activities 1-8, are limited to the 300 vouchers designated
as MTW vouchers per the original agreement, with 60 of the 300 vouchers allocated to the
Housing Readiness Program.
HACSM’s intention with this new MTW Plan is to streamline as many of its programs as
possible for efficiency and clarity of understanding for the staff and families in San Mateo
County. Following the Executive Summary is a breakout of each activity, its intended
purpose, and the method by which HACSM will track and monitor its effectiveness in the
coming year.
Executive Summary:

Date First
Implemented

Update

Anticipated Changes

1) Time limited assistance

5/1/2000

Still in effect

None

2) Elimination of 40%
affordability cap

5/1/2000

Still in effect

None

On-Going Activities
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On-Going Activities

Date First
Implemented

Update

Anticipated Changes

3) Voucher expiration after
180 days

5/1/2000

Still in effect

Reduce search time
to 90 days to align
with the HACSM
HCV program

4) Case Management in
coordination with
Support Service
Providers

5/1/2000

Still in effect

None

5) Escrow Accounts

5/1/2000

Still in effect

Simplification of
escrow calculation

Still in effect

Eliminate security
deposit guarantees to
align with the
HACSM HCV
program

6) Security deposit
guarantees up to a
maximum of 50% of
deposit requirements

5/1/2000

7) Income exclusions –
Exclude 25% of the
incremental increase due
to earned income.
Exclude 75% of income
from new adult
household members
joining the household.
Exclude income from
assets up to $20,000 in
asset value.

5/1/2000

Still in effect

Eliminate income
exclusions. Align
definition of income
and rent calculation
policies with the
HACSM HCV
program

8) Housing Readiness
Program

7/1/2008

Still in effect

None

9) Expand usage of projectbased vouchers at
HACSM developments
undergoing disposition
process

7/1/2008

Still in effect

None
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On-going Activity #1: Time Limited Assistance
A.

Description of activity (specify Plan year in which the activity was first identified and
implemented)
The HACSM MTW program, originally developed to respond to welfare reform, was
fashioned to focus almost exclusively on improving families’ self-sufficiency to prepare
them to become independent of welfare assistance. The core design of HACSM’s MTW
program consists of limiting Housing Choice Voucher assistance to a maximum of six
years, while at the same time offering self-sufficiency services to those participants. In
order to reach the target population, HACSM accepts new admissions through a referral
process. The referring agency may be a county welfare or social service department, drug
treatment facility, and/or homeless shelter. In addition to referring eligible families for
admission to the MTW program, these same referring agencies have signed agreements
with HACSM to provide appropriate case management services to the family throughout
the term of their subsidized housing assistance. Due to the unique nature of this
program, including, but not limited to the time limited subsidy and signed agreements
with service providers, portability requests were not approved for MTW participants.

B. Detailed Information on the impact of the activity
The time-limited feature has been a great motivator in helping families to focus and stay
committed to self-sufficiency activities. Of the 149 families who graduated from the
program in 2007 and 2008:
• Six purchased homes
• 54 remained in the same unit paying full rent
• 56 families were able to stay in San Mateo County by relocating to another unit
• 93 families left the program with escrow balances, the average of which was
$12,963.00
• At the conclusion of their MTW contract, all of the MTW graduates were
independent of welfare assistance
At the same time, the time-limited feature opened up opportunities for additional eligible
low-income families to apply for and participate in the program. During 2007 and 2008,
HACSM was able to admit 189 new families due to program graduate turnover.
C. Narrative of the challenges, if benchmarks were not achieved or the activity was
determined to be ineffective. If possible, identify potential new strategies that might be
more effective.
San Mateo County’s expensive rental market remains the number one challenge for our
program graduates, despite the fact that nearly all the graduates left the program with an
increase in their household income. We have found that employment focused case
management at the very beginning of their participation and establishing strong
partnerships with Below Market Rate developers to assist families’ secure affordable
housing units upon graduation is essential.
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D. If benchmarks or metrics have been revised; identify any new indicator(s) of activities
status and impact (e.g. after 2 years of rent reform only 6 hardship cases)

Baselines: (established July 1, 2008 – June 30, 2009)
1. Number of families entering the program with welfare assistance
2. Number of families entering the program with earned income
3. Number of families requesting hardship review

Benchmarks
1. Decrease in the number of families with welfare assistance
2. Increase in the number of families with earned income and/or income increases
3. Reduction in the number of requests for hardship review

Metrics and schedules
1. Comparison of the number of families with welfare assistance each year of contract
2. Comparison of the number of families with employment income
3. Change in the number of hardship review requests
E. If data collection methodology has changed, describe original data collection methodology
and any revisions to the process or change in data collected;
Data to be collected and reviewed at least annually.
F. If a different authorization from Attachment C or D was used than was proposed in the
Plan, provide the new authorization and describe why the change was necessary
None
G. Authorizations based on Attachment C or D
The on-going activity described above, is authorized in HACSM’s MTW Agreement,
Attachment C, Part D, (1)(g) and (2)(d) and waives certain provisions of Section 8(o)(7),
8(o)(13)(F)-(G), and 8(r) of the US Housing Act of 1937 and 24 CFR 982 Subpart H, 24
CFR 982 Subpart L, and 24 CFR Subpart E
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On-going Activity #2: Elimination of 40% Affordability Cap
A.

Description of activity (specify Plan year in which the activity was first identified and
implemented)
The original MTW contract language allowed the HACSM to eliminate all limits on the
proportion of household income that could be spent on housing costs and eliminate the
Fair Market Rent cap on the total contract rent. At the time when HACSM submitted its
MTW application to HUD, the Section 8 Certificate Program was still in effect. The
Certificate Program limited the tenant’s portion of rent to no more than 30% of the
monthly adjusted income and the gross contract rent (rent plus utilities) to no more than
the published Fair Market Rent.
Since then, the Certificate Program was replaced by the Housing Choice Voucher Program.
While the Housing Choice Voucher Program places no limits on the contract rent, as long
as the rent is reasonable, it does place limits on the percentage of household income that
may be used towards housing costs (rent plus utilities). At the initial move-in, a
participant may not pay more than 40% of the monthly adjusted income towards the total
housing costs.
To support a family’s ability to have greater housing choice, HACSM eliminated the 40%
affordability cap for all its MTW participants. Rent reasonableness standards remain in
effect and all contract rents must be determined, by HACSM, as reasonable in relation to
rents charged for comparable unassisted units.

B.

Detailed Information on the impact of the activity
Not placing a limit on the proportion of household income that may be spent on rent
proves to be successful in increasing housing choice for families. Of the 189 households
admitted during 2007 and 2008, only 40 households pay more than 40% of their monthly
adjusted income towards their housing costs (rent plus utilities). At the same time, these
households experience greater flexibility in their choice of housing within San Mateo
County.

C.

Narrative of the challenges, if benchmarks were not achieved or the activity was
determined to be ineffective. If possible, identify potential new strategies that might be
more effective.
An important factor for the success of this initiative is due to HACSM’s involvement in rent
negotiations. While the family may pay a higher portion of its income towards rent, the
overall contract rent must be approved by HACSM based on rent reasonableness.
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D.

If benchmarks or metrics have been revised; identify any new indicator(s) of activities
status and impact (e.g. after 2 years of rent reform only 6 hardship cases)
HACSM is proposing to extend this initiative to all HCV (Section 8) participants and use the
same baselines, benchmarks, metrics, data collection schedule and review schedule for all
participants. The following is the same information as outlined in MTW Proposed Activity
#5, in Section V of this plan. HACSM will use the same safeguards outlined in proposed
MTW activity #5 in determining tenant rent burdens.

Baselines: (established July 1, 2008 – June 30, 2009)
1. Number of applicants and/or relocating participants denied a unit based on the 40%
affordability cap and locality
2. Number of participants paying more than 40% of their annual adjusted income
towards their housing cost and their locality
3. The length of time required to find and secure a unit

Benchmarks
1. Increase in applicants and relocating participants able to secure housing by locality
2. Increase in applicants and relocating participants able to lease a unit
3. Decrease in the length of time to find and secure a unit

Metrics and Schedule
1. Comparison of localities, (including those of low poverty), with HAP contracts before
and after implementation
2. Comparison of the amount of time needed to secure and lease a unit before and after
implementation
3. Comparison of the number of vouchers that expire
E. If data collection methodology has changed, describe original data collection methodology
and any revisions to the process or change in data collected;
The data collected will include the number of participants using this initiative, the locality
of the unit leased and comparison data from previous years.
F. If a different authorization from Attachment C or D was used than was proposed in the
Plan, provide the new authorization and describe why the change was necessary
There has been no change in authorization.
G. Authorizations based on Attachment C or D
The on-going activity described above, is authorized in HACSM’s MTW Agreement,
Attachment C Part D(2)(a) and waives certain provisions of Section 8 (o)(10) and 8(o)(3) of
the US Housing Act of 1937 and 24 CFR 982.503 and 982.518
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On-going Activity #3: Voucher expiration after 180 days
A. Description of activity (specify Plan year in which the activity was first identified and
implemented)
The original MTW contract allowed HACSM to increase the limit on search time for all
Section 8 participants to 180 days. Since then, HUD issued new rules regarding search
time, allowing housing authorities to determine the appropriate voucher term as long as the
term is no less than 60 days. HUD also issued notices allowing housing authorities to
extend voucher terms if an extension is needed due to reasonable accommodation. While
HACSM changed the voucher term to 90 days for its HCV participants through previous
Annual Plans, 180 days search time remained with the MTW participants. HACSM plans to
align the MTW voucher term to be the same as the HCV program.
B. Detailed Information on the impact of the activity
In 2000, when the first MTW participants were leasing up, the San Mateo County rental
market was excessively tight. MTW participants needed the additional time to find and
secure rental units. While the San Mateo County rental market is still challenging,
participants are not facing the same situation that they were in 2000.
In an effort to streamline the housing programs and build incentives for families to find and
secure housing, HACSM is proposing to change the voucher expiration timeline to 90 days,
thereby matching the HCV program policy.
C. Narrative of the challenges, if benchmarks were not achieved or the activity was determined
to be ineffective. If possible, identify potential new strategies that might be more effective.
Not applicable.
D. If benchmarks or metrics have been revised; identify any new indicator(s) of activities status
and impact (e.g. after 2 years of rent reform only 6 hardship cases)
Due to the fact that the 90 day voucher expiration timeline is within current HUD
regulations, it will not be a part of the activities tracked in the MTW demonstration program.
E. If data collection methodology has changed, describe original data collection methodology
and any revisions to the process or change in data collected;
Not applicable.
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F. If a different authorization from Attachment C or D was used than was proposed in the Plan,
provide the new authorization and describe why the change was necessary
Not applicable.
G. Authorizations based on Attachment C or D
Not applicable, HACSM will use the current HUD regulations for setting voucher terms.
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On-going Activity #4:

Case management in coordination with Support Services
Providers

A. Description of activity (specify Plan year in which the activity was first identified and
implemented)
All MTW participants are required to participate in the HACSM’s Family Self-Sufficiency (FSS)
program, which requires families to be gainfully employed and free of welfare assistance 12
months prior to the end of the FSS contract. Non-compliance with the FSS contract will be
cause for termination of housing assistance. HACSM collaborates with county and nonprofit service providers to prepare MTW households to be economically self-sufficient in the
very expensive San Mateo County housing market upon graduation.
B. Detailed Information on the impact of the activity
Since its inception in 2000, MTW households have participated in homeownership education,
and budget and credit counseling. Families that had special needs such as job training,
basic education, language skills, and substance abuse services were referred to various
supportive services agencies throughout the county. As a result of the specific case
management from HACSM and access to services through community partners, families
were able to be off government assistance, enter the HACSM homeownership program,
expand their educational opportunities and increase their employment income.
C. Narrative of the challenges, if benchmarks were not achieved or the activity was determined
to be ineffective. If possible, identify potential new strategies that might be more effective.
While case management is beneficial for participants, it is very costly to HACSM.
Administrative cost has been higher because the MTW case workers need to carry fewer
cases due to the case management component of the program.
HACSM expects that through the rent calculation simplification, escrow calculation
simplification, streamlining of third-party verification processes and other proposed
initiatives, the overall cost of cast management services will decrease while program
efficiencies will increase.
D. If benchmarks or metrics have been revised; identify any new indicator(s) of activities status
and impact (e.g. after 2 years of rent reform only 6 hardship cases)

Baselines: (established July 1, 2008 – June 30, 2009)
1.
2.
3.
4.

Number
Number
Number
Number

of
of
of
of

families
families
families
families

on government assistance
in job training programs
with employment income
participating in financial, employment and educational workshops
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Benchmarks
1.
2.
3.
4.

Decrease in number of families on government assistance
Increase in number of families enrolled and participating in job training programs
Increase in number of families with employment income
Increase in number of families successfully completing financial, employment and
educational workshops

Metrics and schedules
Comparisons, at least annually, of each indicator as to the success of the program and the
results for families overall.
E. If data collection methodology has changed, describe original data collection methodology
and any revisions to the process or change in data collected;
Not applicable
F. If a different authorization from Attachment C or D was used than was proposed in the Plan,
provide the new authorization and describe why the change was necessary
Not applicable
G. Authorizations based on Attachment C or D
The on-going activity described above, is authorized in HACSM’s MTW Agreement,
Attachment C, Section E and waives certain provisions of Section 23 of the US Housing Act
of 1937 and 24 CFR 984
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On-going Activity #5: Escrow Accounts
A. Description of activity (specify Plan year in which the activity was first identified and
implemented)
MTW participants are required to participate in the FSS program, which includes the use of
escrow accounts to encourage savings. Increase in the tenant rent due to increase in
earned income is put into an escrow account by HACSM. Escrow money may be released to
the family upon successful completion of the FSS contract. As a part of the process, HACSM
also eliminates the income cap in the escrow calculation, thereby allowing MTW participants
to earn the full escrow amount, even when their income is above the very-low income limit.
B. Detailed Information on the impact of the activity
In 2007 and 2008, 149 families graduated from the MTW program. Of these families, 93
received escrow funds upon graduation with an average payout of $12,963.
C. Narrative of the challenges, if benchmarks were not achieved or the activity was determined
to be ineffective. If possible, identify potential new strategies that might be more effective.
While the escrow savings from the perspective of the participant is a major incentive for
success in the program, that same success has proven to be an expensive endeavor for
HACSM. When the tenant’s rent goes up due to an increase in earned income, HACSM
must set aside the escrow amount therefore not realizing any savings in its subsidy
payments even when the family’s income increases.
HACSM plans to modify its MTW FSS escrow calculation process and program. Instead of
crediting dollar for dollar for any increase in rent due to increase in earned income, HACSM
will award a flat escrow amount to families who have increased their earned income and/or
met their FSS goals. The HACSM is planning to create the same calculation method for both
the MTW FSS and HCV FSS programs.
Families will need to provide proof that they have: 1) increased their earned income, 2)
fulfilled their educational goals that enhanced their ability to succeed or advance in the
workplace, 3) participated in a HACSM-approved budget class, 4) achieved a minimum of
$1,500 increase in savings, and 5) improved their credit score.
HACSM will use the following schedule in determining escrow credit:
1.
2.
3.
4.

$1,000.00 per family who has increased a minimum of $1,200 annually in earned
income at graduation.
$100.00 for each completed educational goal such as a GED, a degree from an
accredited school/college, a vocational certificate, etc. The maximum escrow credit
for achieving educational goals will be $300.00 per family.
$100.00 per family for completing a HACSM-approved budget class.
$1,500.00 per family for increasing savings by an additional $1,500.00 or more at
graduation.
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5.

$1.00 for each credit score point improved. The escrow credit for improving credit
score is limited to one adult family member per family.

Families may qualify for one or more of the escrow credits stated above. Escrow will be
calculated and credited at the end of the FSS Contract term and only if the family provides
credible and verifiable documentation showing they qualify for the escrow credit. The
maximum escrow credit and pay out at graduation will be $3,000.00 per family. Because
escrows are calculated and credited at the end of the FSS Contract term, interim
withdrawals are eliminated.
D.

If benchmarks or metrics have been revised; identify any new indicator(s) of activates
status and impact (e.g. after 2 years of rent reform only 6 hardship cases)

Baselines: (established July 1, 2008 – June 30, 2009)
Baselines for this activity are included in proposed activity #7

Benchmarks
Baselines for this activity are included in proposed activity #7

Metrics and schedules
Baselines for this activity are included in proposed activity #7
E. If data collection methodology has changed, describe original data collection methodology
and any revisions to the process or change in data collected;
Data to be collected and reviewed, at least annually, to determine the success of the
initiative.
F. If a different authorization from Attachment C or D was used than was proposed in the Plan,
provide the new authorization and describe why the change was necessary
Not applicable.
G. Authorizations based on Attachment C or D
The on-going activity described above, is authorized in HACSM’s MTW Agreement,
Attachment C, Section E and waives certain provisions of Section 23 of the US Housing Act
of 1937 and 24 CFR 984
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On-going Activity #6 – Security Deposit Assistance
A. Description of activity (specify Plan year in which the activity was first identified and
implemented)
Similar to the method of reimbursing landlords in the former Section 8 Certificate Program,
in the current MTW program, HACSM may reimburse landlords for actual damages for
unpaid rent or property damages at the time of move-out, up to the maximum guarantee
stated in the HAP Contract Addendum.
Security Deposit Assistance must be requested by the MTW participant and the landlord and
it is subject to HACSM review and approval. In lieu of collecting the total security deposit
amount, landlords participating in the Security Deposit Assistance Program will accept a
guarantee provided by the HAP Contract Addendum executed at the time of the initial lease
execution. The maximum HACSM’s liability for the security deposit guarantees is the lesser
of 50% of the security deposit required under the Lease Agreement; or one-month contract
rent.
B. Detailed Information on the impact of the activity
The Security Deposit Assistance Program did not have a significant impact on leasing
activities as most owners preferred security deposits paid upfront. More than 400 families
have participated in the MTW Program since 2000; in that time, fewer than 20 owners and
families participated in the program.
C. Narrative of the challenges, if benchmarks were not achieved or the activity was determined
to be ineffective. If possible, identify potential new strategies that might be more effective.
As stated above, HACSM has found that the majority of the owners prefer security deposit
payments up front. Furthermore, having to administer a different HAP contract with the
security deposit guarantee addendum and conduct move out inspections prior to processing
any damage claims added administrative burden to the HACSM staff.
Due to these challenges, HACSM plans to eliminate the Security Deposit Program for new
move-ins and refer families to other county or non-profit agencies for security deposit
assistance.
D.

If benchmarks or metrics have been revised; identify any new indicator(s) of activates
status and impact (e.g. after 2 years of rent reform only 6 hardship cases)
Not applicable.

E. If data collection methodology has changed, describe original data collection methodology
and any revisions to the process or change in data collected;
Not applicable.

MTW Annual Plan 07/01/2009 – 06/30/2010

48 of 74

Housing Authority of the County of San Mateo – MTW Annual Plan

F. If a different authorization from Attachment C or D was used than was proposed in the Plan,
provide the new authorization and describe why the change was necessary
Not applicable.
G. Authorizations based on Attachment C or D
Not applicable. HACSM will eliminate the Security Deposit Assistance Program in the
upcoming Plan year and does not need wavier from HUD.
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On-going Activity #7 – Income Exclusions
A. Description of activity (specify Plan year in which the activity was first identified and
implemented)
HACSM has excluded certain income from rent calculation to encourage family reunification
and economic self-sufficiency. The exclusions are: (1) 25% of increases in earned income
(benchmarks are set at the time of the initial lease up), (2) 75% of any income earned by a
member of a MTW household who was not a household member at the time of initial
qualification and lease up, (3) income from assets up to $20,000 in asset value.
B. Detailed Information on the impact of the activity
Having income exclusions lessens the rent burden on MTW participants who are working.
Together with case management and mandatory FSS participation, more than 90% of the
program participants graduated with earned income.
C. Narrative of the challenges, if benchmarks were not achieved or the activity was determined
to be ineffective. If possible, identify potential new strategies that might be more effective.
The income exclusion benefit HACSM offers to its MTW participants has proven to be very
expensive. Due to the exclusions, HACSM does not realize savings in its subsidy payments
even when the family’s income increases. The average subsidy payments for MTW
participants are 20% higher than the average subsidy payments for the HCV Program. The
MTW budget as it is allocated currently is insufficient to serve all 300 families intended in
the original MTW agreement.
HACSM plans to eliminate the income exclusions initiative and align the MTW rent policy
with the HCV Program.
D.

If benchmarks or metrics have been revised; identify any new indicator(s) of activates
status and impact (e.g. after 2 years of rent reform only 6 hardship cases)
Not applicable.

E. If data collection methodology has changed, describe original data collection methodology
and any revisions to the process or change in data collected;
Not applicable.
F. If a different authorization from Attachment C or D was used than was proposed in the Plan,
provide the new authorization and describe why the change was necessary
Not applicable.
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G. Authorizations based on Attachment C or D
Not applicable. HACSM will eliminate the Income Exclusions in the upcoming Plan year and
therefore, does not require a wavier from HUD.
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On-going Activity #8 - MTW Housing Readiness Program
A. Program description
In addition to “On-going Activities #1-7” that were part of the original MTW Program,
HACSM received approval for a new program, “Housing Readiness” in its 2008-2009 MTW
Annual Plan.
HACSM has partnered with the County’s Center on Homelessness and other providers of
homeless services to develop and implement a pilot housing program to serve up to 60
homeless individuals and families. Program participants may receive rent subsidy under this
new MTW initiative for up to three years. Once their housing needs are met, these families
are given the opportunity to achieve greater self-determination through various support
programs. It is important to note that some of the other on-going MTW program initiatives
will not apply to this program. For example, FSS participation is not required and escrow
accounts will not be established. At the end of the three-year term, successful graduates
may transfer to other affordable housing programs, managed by other community partners.
This program responds to critical needs identified in San Mateo County’s comprehensive 10year plan to end homelessness and follows the “housing first” strategy. The program will be
designed to include formal research components via the HUD Homeless Management
Information Systems (HMIS).
The 60 vouchers for the Housing Readiness Program will come from the original 300 MTW
voucher allocation. And, as is the case with the original MTW participants, Housing
Readiness participants will not be able to use their voucher for portability to another
housing authority.
B. Detailed Information on the impact of the activity
The Housing Readiness Program began processing applicants for eligibility in December
2008. We look forward to reporting back next year as to the impact of the program.
C. Narrative of the challenges, if benchmarks were not achieved or the activity was determined
to be ineffective. If possible, identify potential new strategies that might be more effective.
Not applicable.
D. If benchmarks or metrics have been revised; identify any new indicator(s) of activities status
and impact (e.g. after 2 years of rent reform only 6 hardship cases)

Baselines: (established July 1, 2008 – June 30, 2009)
1. Number of families with defined goals with their supportive services providers
2. Length of time, on average, required to lease a unit
3. Family status/income at admission to the program
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Benchmarks
1. Increase in the number of families meeting their goals
2. Decrease in the length of time, on average, needed to rent a unit
3. Increase in household income

Metrics and Schedules
1.
2.
3.
4.

Comparison
Comparison
Comparison
Comparison

of families defining and keeping self sufficiency goals
of the average length of time needed to secure a unit
of family income at admission and annual recertification
in the number of owners in program

E. If data collection methodology has changed, describe original data collection methodology
and any revisions to the process or change in data collected;
Data will be collected and reviewed at least annually.
F. If a different authorization from Attachment C or D was used than was proposed in the Plan,
provide the new authorization and describe why the change was necessary
Not applicable
G. Authorizations based on Attachment C or D
The on-going activity described above, is authorized in HACSM’s MTW Agreement,
Attachment C, Section D (1)(g), Section D (2)(a)(d), Section D (3)(b), Section D (4) and
Section E and waives certain provisions of Section 8(r), 8(o)(1), 8(o)(2), 8(o)(3), 8(o)(10)
and 8(o)(13)(H)-(I), 8(o)(7), 8(o)(13)(F)-(G), 8(o)(6), 8(o)(13)(J), 8(o)(16) and Section 23
of the US Housing Act of 1937 and 24 CFR 982 Subpart H, 982.508, 982.503, 982.518, 982
Subpart L, 983 Subpart E, 982.516, 982, Subpart E, 982.305, 983 Subpart F, 984
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On-Going Activity #9 – Expand usage of project-based vouchers at HACSM
developments undergoing disposition process
A. Description of activity
As stated in the HACSM 2008-2009 Supplemental MTW Annual Plan, HACSM plans to
project-base up to 100% of the units for developments that meet the following criteria:
o
o

Developments that have gone through the demo/disposition process and continue to be
maintained as affordable units after the demo/disposition process;
Developments that possess high quality amenities and community features for residents.

HACSM intends to submit a disposition application to HUD in 2009 to dispose El Camino
Village and Midway Village, its current public housing developments, from public housing
status. Once the disposition application is approved, HACSM plans to sell the property to
HACSM-affiliated non-profit entities or other affordable housing operators with the goal of
maintaining all of the housing units at an affordable level.
B. Detailed Information on the impact of the activity
Having 100% project-based voucher assistance in the developments helps preserve the
scarce affordable housing stock in San Mateo County and prevents displacement of the
current public housing residents. HACSM has not completed the demo/disposition process;
therefore, there is nothing to report about the impact of this activity.
C. Narrative of the challenges, if benchmarks were not achieved or the activity was determined
to be ineffective. If possible, identify potential new strategies that might be more effective.
HACSM is in the process of rectifying outstanding items from the 2007 IG audit related to
the two public housing developments, El Camino Village and Midway Village. HACSM will
submit the disposition application as soon as these audit items are resolved.
HACSM has begun the process of forming an HACSM-affiliated non-profit entity.
D. If benchmarks or metrics have been revised; identify any new indicator(s) of activities status
and impact (e.g. after 2 years of rent reform only 6 hardship cases)
None.
E. If data collection methodology has changed, describe original data collection methodology
and any revisions to the process or change in data collected;
None.
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F. If a different authorization from Attachment C or D was used than was proposed in the Plan,
provide the new authorization and describe why the change was necessary
Not applicable
G. Authorizations based on Attachment C or D
The on-going activity described above, is authorized in HACSM’s MTW Standard Agreement,
Attachment C, Section D (1)(e), that waives certain provisions of Section 8(o)(13) of the US
Housing Act of 1937 and 24 CFR 983 and Attachment C, Section D(7)(a)(b)(c)(d) that
waives:
(a) certain provisions of Sections 8(o)(13)(B and D) of the 1937 Act and 24 CFR 982.1,
982.102 and 24 CFR Part 983
(b) certain provisions of 24 CFR 983.51;
(c) certain provisions of 24 CFR 983.57;
(d) certain provisions of Section 8(o)(8) of the 1937 Act and 24 CFR 982 Subpart I.
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SECTION VII – Sources and Uses of Funding
A. List planned sources (Operating, Capital, HCV) and uses of the MTW funds
Statement of Financial Resources
[24 CFR Part 903.7 9 (b)]
List the financial resources that are anticipated to be available to the PHA for the support of Federal
public housing and tenant-based Section 8 assistance programs administered by the PHA during the Plan
year. Note: the table assumes that Federal public housing or tenant based Section 8 assistance grant
funds are expended on eligible purposes; therefore, uses of these funds need not be stated. For other
funds, indicate the use for those funds as one of the following categories: public housing operations,
public housing capital improvements, public housing safety/security, public housing supportive services,
Section 8 tenant-based assistance, Section 8 supportive services or other.
Financial Resources:
Planned Sources and Uses
Sources

Planned $

Planned Uses

1. Federal Grants (FY 2009 grants)
a) Public Housing Operating Fund
b) Public Housing Capital Fund

(estimated for 2009)

307,167.00

* See Appendix One

289,549.00

* See Appendix One

c) HOPE VI Revitalization
d) HOPE VI Demolition
e) Annual Contributions for Section
8 Tenant-Based Assistance

HCV

52,017,897.00

MTW

4,716,043.00

f) Public Housing Drug Elimination
Program (including any Technical
Assistance funds)
g) Resident Opportunity and SelfSufficiency Grants
h) Community Development Block
Grant
i)

HOME

Other Federal Grants (list below)
Moderate Rehabilitation

1,265,964.00

Section 8 - Other

Shelter Plus Care CA01C41-2001 (SP8)

132,000.00

Section 8 - Other

Shelter Plus Care CA01C51-2001 (SP9)

41,424.00

Section 8 - Other

Shelter Plus Care CA01C61-2001 (SP11)

41,832.00

Section 8 - Other

Shelter Plus Care CA01C71-2018 (SP2)

907,164.00

Section 8 - Other

1,324,500.00

Section 8 - Other

Shelter Plus Care New Grant (SP12)

49,104.00

Section 8 - Other

Supportive Housing CA01B71-2003

745,013.00

Section 8 - Other

Family Self-Sufficiency Coordinator

132,000.00

Section 8 supportive services

231,639.00

Public housing capital improvements

Shelter Plus Care CA01C71-2017 (SP10)

2. Prior Year Federal Grants
(unobligated funds only) (list
below)

(as of 12/31/08)
2008 Capital Funds grant
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2007 Capital Funds grant

157,672.00

Public housing capital improvements

2006 Capital Funds Grant

3,006.00

Public housing capital improvements

Sub-total

62,361,974.00

3. Public Housing Dwelling Rental

1,240,810.00

Public housing operations

Income
4. Other income (list below)
Interest on Investments:
Other income: Legal fees, maintenance

157,768.00

Public housing operations

59,064.00

Public housing operations

725,099.00

Public housing operations

charges to tenants, late fees, NSF check
charges, etc.
Rental income from Housing Authority owned units
5. Non-federal sources (list below)
Sub-total
Total resources

2,182,741.00
$64,544,715.00

B. List planned sources and uses of State or local funds
Not applicable
C. If applicable, list planned sources and uses of the COCC
Not applicable
D. If using a cost allocation or fee-for-service approach that is different from HUD’s
requirements, including an indirect cost proposal that describes the alternative fee and/or
cost allocation methodology
Not applicable
E. List or describe use of single-fund flexibility, if applicable, describe uses across traditional
program lines or special circumstances in support of an MTW activity
Not applicable as of this MTW Annual Plan.
F. Optional – List reserve balances at beginning of Plan year

G. Optional – In Plan Appendix, provide planned sources and uses by AMP
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SECTION VIII – Administrative
A. Board Resolution adopting Annual MTW Plan Certification of Compliance
See Appendix Four
B. Description of any planned or on-going Agency-directed evaluations of the
demonstration, if applicable
As outlined in Section V and Section VI of this Plan, HACSM intends to evaluate the MTW
initiatives on the basis of their effectiveness in providing incentives to increase selfsufficiency goals of the participant families, increase housing choice for the participants
and/or reduce administrative costs while increasing program efficiencies.
HACSM will develop and perform internal evaluations of each MTW proposed initiative and
these evaluations will help in the assessment of success. These evaluations will be
prepared and reviewed at least annually, using data collected throughout the plan year.
Due to the many MTW initiatives that would make participating in SEMAP ineffective,
HACSM is electing to use the waiver provided in the Amended and Restated Moving To
Work Agreement, Section 2 (G), and remove its programs from SEMAP submissions.
HACSM will expand its own internal quality assurance program to monitor and assess the
quality and timeliness of the work performed.
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Appendix One

Capital Funds Program Annual Statement and
Five-Year Action Plan

Annual Statement /Performance and Evaluation Report

U. S. Department of Housing and Urban Development

Capital Funds Program and Capital Fund Program Replacement Housing Factor and

Office of Public and Indian Housing

Capital Funds Financing Program

OMB No. 2377-0226
Expires 4/30/2011

Part I: Summary
PHA Name:

Housing Authority of the County of San Mateo

Grant Type and Number:
Capital Fund Program Grant No: CA39P01450109
Date of CFFP: _____________________________

FFY of Grant:
Replacement Housing Factor Grant No:

2009
FFY of Grant Approval:
2009

Type of Grant
Original Annual Statement

Reserved for Disasters/Emergencies

Revised Annual Statement/Revision Number _________

Performance and Evaluation Report for Program Year Ending
Line

Final Performance and Evaluation Report for Program Year Ending__________
Total Actual Cost 1
Total Estimated Cost

Summary by Development Account

No.

Revised 2

Original

1

Obligated

Expended

Total non-Capital Funds

2

1406

Operating Expenses (may not exceed 20% of line 20) 3

57,910.00

3

1408

Management Improvements

10,000.00

4

1410

Administration (may not exceed 10% of line 20)

28,955.00

5

1411

Audit

6

1415

Liquidated Damages

7

1430

Fees and Costs

8

1440

Site Acquisition

9

1450

Site Improvement

10

1460

Dwelling Structures

11

1465.1 Dwelling Equipment-Nonexpendable

12

1470

Non-dwelling Structures

0.00

13

1475

Non-dwelling Equipment

2,684.00

14

1485

Demolition

15

1492

Moving to Work Demonstration

16

1495.1 Relocation Costs

5,000.00
0.00
15,000.00
0.00
100,000.00
64,000.00
6,000.00

0.00
0.00
0.00

17

1499

Development Activities 4

0.00

18a

1501

Collateralization or Debt Service paid by the PHA

0.00

18b

9000 Collateralization or Debt Service paid Via System of Direct

0.00

Payment

0.00

19

1502

Contingency (may not exceed 8% of line 20)

20

Amount of Annual Grant (sums of lines 2-19)

21

Amount of line 20 Related to LBP Activities

0.00

22

Amount of Line 20 Related to Section 504 Compliance

0.00

23

Amount of Line 20 Related to Security - Soft Costs

0.00

24

Amount of Line 20 Related to Security - Hard Costs

25

Amount of Line 20 Related to Energy Conservation Measures

Signature of Executive Director

Date

0.00
$289,549.00

0.00
$41,000.00
Signature of Public Housing Director

Date

Page __1__ of __4__
1
2
3
4

To be completed for the Performance and Evaluation Report
To be completed for the Performance and Evaluation Report or a Revised Annual Statement
PHAs with under 250 units in management may use 100% of CFP Grants for operations.
RHF funds shall be included here.
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Annual Statement /Performance and Evaluation Report

U. S. Department of Housing and Urban Development

Capital Funds Program and Capital Fund Program Replacement Housing Factor and

Office of Public and Indian Housing

Capital Funds Financing Program

OMB No. 2377-0226
Expires 4/30/2011

Part II: Supporting Pages
PHA Name:

Housing Authority of the County of San Mateo
Development
Number

General Description of Major Work
Categories

Grant Type and Number:
Capital Fund Program Grant No: CA39P01450109
Replacement Housing Factor Grant No.
Development
Quantity
Total Estimated Cost
Account No.

CFFP (Yes/ No):

No

Total Actual Cost

Federal FFY of Grant:
2009
Status of Work

Name/PHA-Wide
Activities
Original

HA - Wide

Operations

1406

Management Improvements:(limited to 20% of grant)

1408

Revised 1

Funds
Obligated 2

Funds
Expended 2

57,910.00

Technical & non-technical training/assistance

10,000.00

(HUD program systems updates, tracking, etc.)
Policies updates/changes
Computer software updates, staff training
Administration (limited to 10% of grant)

1410

28,955.00

Audit (portion related to CFP)

1411

5,000.00

Fees & Costs:

1430

15,000.00

Procurement-Contractors, monitoring, report,
documentation functions

Planning,consortium fees,update annual plan, energy audit
update utility allowance
Mold/asbestos testing
Site Improvement:
Landscaping improvements

1450

15,000.00

Fire hydrant repairs/replacements

1450

20,000.00

Card Key upgrade (security)

1450

5,000.00

Tree trimming/removal/replacement

1450

5,000.00

(continued next page)
1
2

Subtotal

To be completed for the Performance and Evaluation Report or a Revised Annual Statement
To be completed for the Performance and Evaluation Report
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Annual Statement /Performance and Evaluation Report

U. S. Department of Housing and Urban Development
Office of Public and Indian Housing

Capital Funds Program and Capital Fund Program Replacement Housing Factor and

OMB No. 2377-0226
Expires 4/30/2011

Capital Funds Financing Program

Part II: Supporting Pages
PHA Name:

Housing Authority of the County of San Mateo
Development
Number

General Description of Major Work
Categories

Grant Type and Number:
Capital Fund Program Grant No: CA39P01450109
Replacement Housing Factor Grant No.
Development
Quantity
Total Estimated Cost
Account No.

CFFP (Yes/ No):

No

Total Actual Cost

Federal FFY of Grant:
0
Status of Work

Name/PHA-Wide
Activities
Original

Revised 1

Funds
Obligated 2

Funds
Expended 2

Site Improvement: (continued from previous page)

HA - Wide

Concrete repair/replacement

1450

250 square feet

Fence repair/replacement

1450

1500 limear feet

Retaining wall repair/replacement

1450

3 locations

15,000.00

Storm drain/grading upgrades/erosion control (partial)

1450

Various

30,000.00

1460

4 units

5,000.00

1460

40 units

20,000.00

5,000.00
5,000.00

Dwelling Structures:
Improve interior lighting (more efficient conservation,
(Energy Star rated)
Window screens, all windows and blind replacement to more
durable shutters (continued from 2008)
Floor covering replacement
Kitchen cabinet replacement (continuation)

1460

4 units

10,000.00

1460

4 units

12,000.00

Dry rot repair (utility boxes, siding, trim)

1460

2 buildings

2,000.00

Mold/asbestos remediation

1460

1 unit

5,000.00

Water heaters (Energy Star rated)

1460

10 ea

5,000.00

Patio doors replacement (with more energy efficient)

1460

8 units

5,000.00

1465

7ea

6,000.00

1475

Various

2,684.00

Dwelling Equipment:
Ranges and refrigerators (Energy Star rated)(energy efficient)
Non-Dwelling Equipment:
Tools

$289,549.00
1
2

To be completed for the Performance and Evaluation Report or a Revised Annual Statement
To be completed for the Performance and Evaluation Report
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Annual Statement /Performance and Evaluation Report

U. S. Department of Housing and Urban Development

Capital Funds Program and Capital Fund Program Replacement Housing Factor and

Office of Public and Indian Housing

Capital Funds Financing Program

OMB No. 2377-0226
Expires 4/30/2011

Part III: Implementation Schedule for Capital Funds Financing Program
PHA Name:

Grant Type and Num ber:

Housing Authority of the County of San Mateo
Development
Number

All Funds Obligated
(Quarter Ending Date)

CFFP (Yes/ No): No

N/A
Replacement Housing Factor Grant No.
All Funds Expended
(Quarter Ending Date)

Federal FFY of Grant:
2009
Reasons for Revised Target Dates 1

Name/PHA-Wide
Activities

1

Original Obligation

Actual Obligation

Original Expenditure

Actual Expenditure

End Date

End Date

End Date

End Date

Obligation and expenditure ended date can only be revised w ith HUD approval pursuant to Section 9j of the U.S. Housing Act of 1937, as amended.
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Capital Fund Program Five-Year Action Plan
Part I: Summary

2/28/2009

HA Name:

Original

Revision No. ______

Housing Authority of the County of San Mateo
Development
Number/Name/HAWide

HA - Wide

Year 1
2009

Work Statement for Year 2

Work Statement for Year 3

Work Statement for Year 4

Work Statement for Year 5

FFY Grant: 2010
PHA FY: 2010

FFY Grant: 2011
PHA FY: 2011

FFY Grant: 2012
PHA FY: 2012

FFY Grant: 2013
PHA FY: 2013

Annual

289,549.00

289,549.00

289,549.00

289,549.00

$289,549.00

$289,549.00

$289,549.00

$289,549.00

Statement

CFP Funds Listed for
5-Year planning
Replacement Housing
Factor Funds

Page __1__ of __6__
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Capital Funds Program Five Year Action Plan
Part II: Supporting Pages--Work Activities

2/28/2009

Activities

Activities for Year: 2

for

FFY Grant: 2010

Year 1
2009

PHA FY: 2010
Development

Major Work Categories

Estimated Cost

Name/Number
See

Annual

HA - Wide

Operations

25,000.00

Management improvements: (limited to 20% of grant)

20,000.00

Technical & non-technical training/assistance
(HUD program systems updates, tracking, etc.)
Policies updates/changes
Computer software updates, staff training

Statement

Administration:

(limited to 10% of grant)

28,954.00

Procurement-Contractors, monitoring, report,
documentation functions
Fees & Costs:

25,000.00

Planning, consortium fees, update annual
agency plan,Update utility allowance,
Site improvements:
Landscaping/tree trimming

20,000.00

Roofing /Gutter repair replacement

48,000.00

Concrete/asphalt repair, replacement

20,000.00

Dwelling Structures:
Window replacement (for energy conservation)

8,000.00

Dry rot repair

12,000.00

Painting interior

10,000.00

Interior light fixtures

5,000.00

Tub enclosure replacement

10,000.00

Exterior painting (partial)

36,595.00

Water heaters

3,500.00

Dwelling equipment :
Appliances

3,500.00

Non-Dwelling equipment:
Generator for emergency purposes
Office/Maintenance equipment,furniture
Total Estimated Capital Funds - 2010

4,000.00
10,000.00
$289,549.00
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Capital Funds Program Five Year Action Plan
Part II: Supporting Pages--Work Activities

2/28/2009

Activities

Activities for Year: 3

for

FFY Grant: 2011
PHA FY: 2011

Year 1
2009

Development

Major Work Categories

Estimated Cost

Name/Number
See

Annual

HA - Wide

Operations

25,000.00

Management improvements: (limited to 20% of grant)

25,000.00

Technical & non-technical training/assistance
(HUD program systems updates, tracking, etc.)
Policies updates/changes
Computer software updates, training

Statement

Administration:

(limited to 10% of grant)

26,725.00

Procurement-Contractors, monitoring, report,
documentation functions
Fees & Costs:
Planning, consortium fees, update annual

25,000.00

agency plan,Update utility allowance,
Site improvements:
Landscaping improvements

20,000.00

Concrete walkways,patios repair/replacement

38,824.00

Re-Seal Asphalt Paving

35,000.00

Dwelling Structures:
Windows replacement

10,000.00

Roofing /Gutters repair, replacement

30,000.00

Water heater closet door replacement (exterior)

14,000.00

Termite Inspections/Repairs

15,000.00

Water heaters

3,000.00

Patio Doors

3,000.00

Tub enclosure replacement

5,000.00

Dwelling Equipment
Stoves-Refrigerators

4,000.00

Non- Dwelling equipment:
Plumbing equipment /snake/video camera for sewer lines

Total Estimated Capital Funds - 2011

10,000.00

$289,549.00
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Capital Funds Program Five Year Action Plan
Part II: Supporting Pages--Work Activities

2/28/2009

Activities

Activities for Year: 4

for

FFY Grant: 2012

Year 1
2009

PHA FY: 2012
Development

Major Work Categories

Estimated Cost

Name/Number
See

Annual

HA - Wide

Operations

25,000.00

Management improvements: (limited to 20% of grant)

25,000.00

Technical & non-technical training/assistance
(HUD program systems updates, tracking, etc.)
Policies updates/changes
Computer software updates, training

Statement

Administration:

(limited to 10% of grant)

25,000.00

Procurement-Contractors, monitoring, report,
documentation functions
Fees & Costs:
Planning, consortium fees, update annual

20,000.00

agency plan,Update utility allowance,
Energy audit (required every 5 years)
Site Improvement:
Landscaping /Tree trimming

25,000.00

Asphalt replacement/repair (partial)

69,549.00

Asphalt Re-seal (Cypress Lane area every 2 years)

30,000.00

Dwelling Structure:
Gutter repair/replacement

30,000.00

Windows replacement (for energy conservation)

6,000.00

Weatherstripping

5,000.00

Water Heaters

4,000.00

Non- Dwelling Structure:
Expanding/Remodeling rental office

Total Estimated Capital Funds - 2012

25,000.00

$289,549.00
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Capital Funds Program Five Year Action Plan
Part II: Supporting Pages--Work Activities

2/28/2009

Activities

Activities for Year: 5

for

FFY Grant: 2013
PHA FY: 2013

Year 1
2009

Development

Major Work Categories

Estimated Cost

Name/Number
See

Annual

HA - Wide

Operations:

25,000.00

Management improvements: (limited to 20% of grant)

25,000.00

Staff training
Technical & non-technical assistance (HUD program system updates, tracking, etc.)
Policies updates/changes
Computer software updates

Statement

Administration

25,000.00

(limited to 10% of grant)

Procurement - Contractors, monitoring, report(s), documentation functions
Fees & Costs:

25,000.00

Planning, consortium fees, update annual agency plan, update utility allowance plan
Energy Audit (required every 5 years)
Site improvements:
Resurfacing and restriping of parking/driveways

10,000.00

Accessibility improvements

10,000.00

Tree trimming/removal

8,000.00

Exterior lighting (common areas)

5,000.00

Irrigation and landscaping improvements

5,000.00

Dwelling Structures:
Mold remediation services

15,000.00

Pest control services/repairs

10,000.00

Energy conservation improvements (fluorescent lighting)

8,000.00

Painting of units (interior)

7,000.00

Carpeting and flooring replacement

10,000.00

Window covering replacement

2,000.00

Bathroom/plumbing fixtures replacement

21,725.00

(continued page 6)
Subtotal - Estimated Capital Funds - 2013, continued next page…..

$211,725.00
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Capital Funds Program Five Year Action Plan
Part II: Supporting Pages--Work Activities

2/28/2009

Activities

Activities for Year: 5

for

FFY Grant: 2013

Year 1
2009

PHA FY: 2013
Development

Major Work Categories

Estimated Cost

Name/Number
See

HA - Wide

Continued from Page 5…

Dwelling Structures:
Painting of buildings (exterior)
Annual

9,824.00

Gutter and downspout repair/replacement

12,000.00

Kitchen cabinets replacement

12,000.00

Windows replacement (for energy conservation)
Statement

5,000.00

Dwelling Equipment (Non-Expendable):
Appliances

3,000.00

Non-dwelling equipment:
Vehicles

16,000.00

Tools

2,000.00

Computer hardware

3,000.00

Non-dwelling structures:
Expand maintenance facilities

12,000.00

Relocation costs:
Temporary relocation due to modernization

3,000.00

Subtotal 2010
Total Estimated Capital Funds - 2013

77,824.00
$289,549.00
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HACSM Tiered Subsidy Schedule
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Housing Authority of the County of San Mateo
Tiered Subsidy Table
Voucher Size
Annual Adjusted
Income (AAI) Range
0
2000
5000
8000
11000
14000
17000
20000
23000
26000
29000
32000
35000
38000
41000
44000
47000
50000
53000
56000
59000
62000
65000
68000
71000
74000
77000
80000
83000
86000
89000
92000
95000
98000
101000
104000
107000

1999
4999
7999
10999
13999
16999
19999
22999
25999
28999
31999
34999
37999
40999
43999
46999
49999
52999
55999
58999
61999
64999
67999
70999
73999
76999
79999
82999
85999
88999
91999
94999
97999
100999
103999
106999
109999

One (1)
Bdrm
Subsidy

Two (2)
Bdrm
Subsidy

Three (3)
Bdrm
Subsidy

Four (4)
Bdrm
Subsidy

Five (5)
Bdrm
Subsidy

Six (6)
Bdrm
Subsidy

1275
1228
1145
1062
979
895
812
729
646
562
479
396
313
229
146
63

1608
1561
1478
1395
1312
1228
1145
1062
979
895
812
729
646
562
479
396
313
229
146
63

2163
2116
2033
1950
1867
1783
1700
1617
1534
1450
1367
1284
1201
1117
1034
951
868
784
701
618
535
451
368
285
202
118
35

2289
2242
2159
2076
1993
1909
1826
1743
1660
1576
1493
1410
1327
1243
1160
1077
994
910
827
744
661
577
494
411
328
244
161
78

2639
2592
2509
2426
2343
2259
2176
2093
2010
1926
1843
1760
1677
1593
1510
1427
1344
1260
1177
1094
1011
927
844
761
678
594
511
428
345
261
178
95
12

3042
2995
2912
2829
2746
2662
2579
2496
2413
2329
2246
2163
2080
1996
1913
1830
1747
1663
1580
1497
1414
1330
1247
1164
1081
997
914
831
748
664
581
498
415
331
248
165
82
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Appendix Three
Documentation of the Public Review Process
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The HACSM hosted two meetings as part of the public review process.
The first meeting was held March 2, 2009 at the Housing Authority office with the
Resident Advisory Board. Two of the six members invited were in attendance at the
meeting. A copy of the draft MTW Annual Plan was given to each attendee and a
summary of the initiatives was provided. Their comments included:
•

•

•

One resident was very appreciative of the streamlining of required paperwork.
Due to the fact that they also receive assistance from other agencies, such as
Medi-Cal, or CalWorks, they are often having multiple appointments from each
agency and having to provide the same paperwork at each appointment. This
reduction would be very welcome to his family.
Another resident was concerned about the fraud recovery funds and whether or
not this would mean more individuals would attempt to under report their
income or family composition changes.
The HACSM staff reassured the
participant, that this represents a small number of households and landlords, and
is meant to increase the monies that the HACSM could use to support the
community in other ways.
Both attendees were very happy to hear about the initiatives that would make it
easier to find and lease up a new rental unit.

At the conclusion of the meeting, all parties were very excited for the implementation of
the proposed changes.
As stated in the Public Notice January 12, 2009, the Public Hearing for the MTW Annual
Plan was held March 3, 2009 at the Housing Authority office for all members of the
public. HACSM was prepared to give a presentation on the new initiatives and to
receive comments from the public. There were no attendees from the public. HACSM
held the meeting open for 30 minutes, at which time they adjourned with the
understanding that if any member of the public arrived with questions, they would
handle each individually. During the public comment period, there were no questions
or comments received in person, via e-mail, USPS mail or by telephone.
An additional Public Hearing was held on March 26, 2009 at the County of San Mateo
Board of Supervisors meeting. At that time, the Board of Supervisor’s welcomed any
comments from the public. There were no comments from the public, however, the
Board of Supervisor’s complemented the Housing Authority’s extensive research, open
dialog and process with the community, and its desire to better serve the families of
San Mateo County.
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Appendix Four
Board Resolution adopting Annual MTW Plan Certification of Compliance

MTW Annual Plan 07/01/2009 – 06/30/2010

Housing Authority of the County of San Mateo – MTW Annual Plan

Appendix Five
Amendment #1 - Attachment A
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Appendix Six
HACSM Moving-To-Work (MTW) Agreement
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Appendix Seven
Affordability Calculation Tool (2 examples)
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Housing Authority of the County of San Mateo
Tenant Rent Calculation and Affordability Worksheet

Tenant Rent Calculation
Tenant Name:
Most current TTP from file:
Unit size:
Voucher size:
Contract Rent:
Utility allowance:
Tenant rent:
HAP

Betty Smith
$200
3
3
$1,950
$150
$50
$1,900

Affordability Test
Tenant rent as percertage of monthly
adjusted income per file:
Proceed if the percentage above is over 50%
Does the tenant receive foster
care/adoption payments, earned income
from full time students, or financial aid? If
yes, enter the monthly amount, if no, enter
"0".

$0

The HA does not require reporting income
increases between recerts, is the tenant
actual income higher than the file indicated?
If yes, enter the additional monthly amount
and attached a statement from the tenant.
If no, enter "0".

$0

Tenant rent as percertage of actual monthly
income:

30%

Tenant rent burden:

30%

Tenant Meets Affordability Test

HOS
Date

Supervisor
Date

30%

667

0
1
2
3
4
5
6

PS
1138
1399
1751
2337
2471
2841
3212

3

2337

Housing Authority of the County of San Mateo
Tenant Rent Calculation and Affordability Worksheet

Tenant Rent Calculation
Tenant Name:
Most current TTP from file:
Unit size:
Voucher size:
Contract Rent:
Utility allowance:
Tenant rent:
HAP

John Thompson
$326
2
2
$2,000
$0
$575
$1,425

Affordability Test
Tenant rent as percertage of monthly
adjusted income per file:
Proceed if the percentage above is over 50%
Does the tenant receive foster
care/adoption payments, earned income
from full time students, or financial aid? If
yes, enter the monthly amount, if no, enter
"0".

$0

The HA does not require reporting income
increases between recerts, is the tenant
actual income higher than the file indicated?
If yes, enter the additional monthly amount
and attached a statement from the tenant.
If no, enter "0".

$0

Tenant rent as percertage of actual monthly
income:

53%

Tenant rent burden:

53%

Supervisor Approval is Required

HOS
Date

Supervisor
Date

53%

1087

0
1
2
3
4
5
6

PS
1138
1399
1751
2337
2471
2841
3212

2

1751

