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PART I: MTW PLAN AND RENT REFORM INFORMATION 

a) MTW PLAN 

I) VISION FOR PHA’S LOCAL MTW PROGRAM 

The three Statutory Objectives of the Moving to Work (MTW) program are to: 1) reduce 

cost and increase cost-effectiveness, 2) increase self-sufficiency, and 3) increase housing choice.  

These goals align nicely with the Housing Authority of Washington County’s (HAWC’s) goals, 

as stated in its most recent PHA Annual Plan: 1) Increase the availability of decent safe, and 

affordable housing; 2) improve community quality of life and economic vitality; 3) promote self-

sufficiency and asset development of families and individuals; and 4) ensure equal opportunity in 

housing for all Americans.  Regarding the last goal, HAWC has implemented Limited English 

Proficiency (LEP) and Violence Against Women Act (VAWA) policies and is committed to 

providing access to affordable housing regardless of race, color, religion, national origin, sex, 

familial status, or disability. 

While HAWC has demonstrated success in reaching its stated goals, the MTW program 

and the flexibility it offers will enable the agency to implement and test strategies that were not 

previously available due to funding or regulatory restrictions.  HAWC is interested in using 

MTW flexibility to shift focus from paperwork and verifications to improving household 

outcomes and HAWC will use its new MTW status to encourage its staff and community 

partners to think outside the box and find ways to improve and streamline process.  In particular, 

the housing authority is interested in: 

• Expanding its Family Self Sufficiency (FSS) program while also looking at making 

changes to the structure of the program that will provide more locally based and resident 

driven incentives.  

https://www.co.washington.or.us/Housing/PoliciesPlans/upload/PHA-Plan-Plus-attachments-draft-030520.pdf
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• Moving to a triannual review cycle for senior/disabled populations that are not part of the 

rent reform thus substantially reducing the administrative burden on the authority. 

• Creating local sponsor-based voucher programs (within framework of rent reform) that 

match vouchers with programs that improve outcomes for students in school (both 

college and primary) houseless families and working families.  

• Expanding housing opportunities by leveraging the project-based voucher program 

strategic alignment of HUD authorized repositioning programs.  

• End the EID (earned income disregard) policy 

• PBV partners to hold waitlists 

• PBV partners to perform initial inspection self-certification, but all PBV units will be 

inspected once annually by HAWC HQS Inspector. 

• HQS Inspector able to inspect HAWC owned properties to eliminate the need to 

outsource these inspections.  

The MTW program will allow HAWC to employ strategies for cost reduction and 

effectiveness.  For example, the HUD-prescribed tiered rent model will allow HAWC to adapt a 

triennial reexamination schedule for eligible families (instead of annual) and eliminate 

deductions.  These changes will save significant staff time by reducing the number of 

reexaminations and verifications that need to be performed, allowing HAWC to redirect its staff 

and resources into activities that hold a higher value for its participants.  These higher value 

activities could include working with partners to provide career placement and training 

opportunities, connecting low income people to necessary services, and collaborating with public 

and private partners on a number of initiatives. 
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HAWC understands that becoming an MTW agency will have its challenges, but the 

agency is well-suited to take it on.  Here are some specific examples of HAWC staff’s proven 

experience that will help them oversee the implementation and operation of the MTW program: 

• Josh Crites is the agency’s Assistant Director who currently oversees Public and 

Affordable Housing and will oversee the implementation of the MTW program.  Josh 

previously worked as the MTW Policy Analyst for the Tacoma Housing Authority and 

has extensive experience developing and implementing housing programs and MTW 

plans and reports. He also worked on MTW strategies for the Seattle Housing Authority.  

• HAWC has a staff of diverse skills who are excited for the opportunities and challenges 

that the MTW program has to offer. This includes its Executive Director Komi Kalevor 

who has over thirty years of real estate development experience and has worked on 

several complex partnership programs that created thousands of units of affordable 

housing throughout the Pacific Northwest.   

• The Rental Assistance Program Manager, Liz Morris worked for the Seattle Housing 

Authority for over a decade and brings with her extensive knowledge of the MTW 

program.   

• The Housing Choice Voucher Program Coordinator Emily Nichols worked at an MTW 

agency, the Oakland Housing Authority.  While there she worked in both asset 

management and the voucher program and has extensive experience in how the 

flexibilities can be utilized and implemented.  

• HAWC’s Asset Manager, Will Seals, brings over twenty years of experience, including 

extensive Public Housing and asset management experience.  Will is well-versed in how 

the MTW program operates and his experience repositioning Pulbic Housing and 
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affordable assets in ways to maximize the benefits to residents is in line with MTW 

program goals. 

• HAWC’s Finance department includes two CPA’s with broad knowledge of HUD 

funding and a Financial Analyst who previously worked for Home Forward, another 

MTW agency. 

• HAWC will hire a Program Analyst who will work on the MTW program activities full-

time. 

II) PLAN FOR FUTURE COMMUNITY/RESIDENT ENGAGEMENT 

HAWC believes that resident and community engagement is imperative to successful 

program implementation and is committed to engaging the community, soliciting feedback, and 

incorporating the views of its residents, applicants, and the community at large throughout its 

MTW planning and implementation activities.  We also understand that specific outreach to our 

communities of color and tribal communities are important as many of these populations have 

often been excluded from the housing program decision-making process.  Specific outreach 

efforts include meeting with the agency’s Resident Advisory Board, the Housing Advisory 

Committee, and the Oregon Law Center.  In addition, in compliance with HAWC’s Limited 

English Proficiency plan, the agency translated its MTW related materials into all requested 

languages, including Spanish, Arabic, Vietnamese, Japanese, and Somali. 

The housing authority also utilizes Washington County’s communication department to 

broadcast information to the broader community using their various channels.  

III) PHA OPERATING AND INVENTORY INFORMATION 
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HAWC currently has 2,771 Housing Choice Vouchers, 163 of which are project-based, 

and 244 Public Housing units. The housing authority also operates around 600 units of non-

federal bond funded affordable housing units.   Forty-eight (48%) percent of HAWC’s 

population is disabled and 23% is elderly.  The average household income is $19,000, of which 

an average of $10,300 is earned income.  In addition, 76% of the households served are 

Extremely Low Income (ELI), 17% are Hispanic, 12% are African American, 19% are single 

adults with a dependent and 82% are white.  HAWC does not anticipate any major shifts in the 

population it serves due to MTW program changes other than a gradual upward shift in 

household income and the proportion of income that is earned income for the households 

participating in the tiered rent program. 

In addition to traditional housing authority programs and services, HAWC has 

participated in a number of innovative partnerships and programs to better serve its participants.  

A few examples include:  

1. The housing authority partnerd with Oregon Housing and Communtiy Development 

(OHCD: Oregon’s Housing Fiannce Commission) by utilizing direct homeless referrals 

through HUD’s Continuum of Care program and receiving $2,000 of Barier Buster funds 

from OHCD for every mainstream voucher in Washington County.   

2. In 2018, Washington County and the housing authority received $116 million for the 

development of affordable housing from the Metro Regional Government Agency.  

Metro provided services to Permanent Supportive Housing residents in exchange for 200 

project based vouchers from the housing authority. 

3. Metro 300 Program; a partnership between the housing authority and Kaiser Permanente, 

a large health care plan on the west coast, to house 80 houseless, senior/disabled 
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individuals.  Kaiser funded the housing authority with $1.3 million dollars for local 

funded rent assistance, housing navigation capacity building and the building up of 

capacity for culturally specific providers to deliver housing navigation services to 

communities of color. 

4. The housing authority partnered with Meyer Memorial Trust on an innovative program to 

increase capacity of three behavioral health providers to deliver supportive housing 

services and better leverage the Medicaid system.  For this, Meyer Memorial provided 

the housing authority with $250,000 in grant dollars to fund the partnership.   

5. Health Careers NW, a partnership between HAWC, Worksource Portland Metro and 

Worksystems, inc. providing opportunities for housing participants to access skills, 

training, and employment programs in the healthcare industry;  

6. The housing authority also worked with its Metro regional government to procure and 

deliver over $80 million dollars in locally funded dollars in 2020 to spur the development 

of over 700 units of new affordable housing.  The housing authority staff drove the entire 

implementation of this including extensive community outreach and mandating set asides 

for Women and Minority Owned Businesses in the construction period.   

For most households, participating the in tiered rent program will result in a slight 

increase in rent.  HAWC estimates that 763 households will be eligible to participate in the 

program.  Half will be part of the control group and the other half will be part of the treatment 

group.  For those in the treatment group, households will see a rent increase of $11 per month on 

average.  However, the level of impact will depend largely on the size of the household.  For 

example, the average rent difference for households with one (1) household member will see an 

average rent decrease of $10, while households with six (6) or more household members will see 
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a rent increase of $34 on average.  This is largely due to the elimination of the dependent 

deduction and the allowance for childcare expenses required by the tiered rent program as 

prescribed.   

In addition to the impact on tenant rent, these changes will also impact the agency’s HAP 

expenditures.  HAWC anticipates that the tiered rent program will result in a $90,000 decrease in 

HAP, enabling it to serve additional families. 

IV) PLAN FOR LOCAL MTW PROGRAM 

HAWC believes that becoming MTW gives the agency the opportunity to fundamentally 

change its operations.  Using MTW flexibility, HAWC will align the needs of the community 

and residents with the three (3) MTW statutory objectives in ways that help transform 

operations, encourage self-sufficinecy, and better utilize the funding it receives. 

Cost Effectiveness: by implementing triennial reviews and eliminating deductions, 

HAWC will be able to redirect the staff time and resources toward activities that have a higher 

value for the participant.  Additional activities related to cost-effectiveness that HAWC may 

consider include changing the HQS inspection schedule, adopting a streamlined process for 

performing rent reasonableness, and eliminating the selection process for project-based vouchers. 

Self-Sufficiency: HAWC’s FSS program currently leverages a number of partnerships to 

help participants by making targeted referrals.  The MTW program will give HAWC the ability 

to increase the size of its self sufficiency programs while also making changes that will create 

more local resident driven incentives.  HAWC currently partners with career training partners 

and would like to expand that opportunity and access under MTW. Any changes in the FSS 

program would be done so under consultation with HUD and its research partners to ensure the 
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rent reform research project is completed without impact.  The housing authority would also look 

at other opportunities to execute waiver 14, Moving on Policy, and Waiver 17 on local non-

traditional programs.  We believe there are opportunities to create incentive-based programs 

while still upholding the integrity of the cohort evaluation.  

Housing Choice: there are several MTW waivers related to housing choice that HAWC 

may consider, including the ability to offer incentives to landlords with units in higher 

opportunity areas (Waiver 4) and the ability to develop non-Public Housing using MTW funds 

(Waiver 17).  Washington County is receiving around $40 million dollars in local funds a year 

for the next 40 years to decrease homelessness.  This local tax payer funded program will be a 

tool that the housing authority will look to combine with MTW flexibilities and partnerships to 

increase the overall number of affordable housing units in our community.  

V) PROPOSED USE OF MTW FUNDS 

As part of this MTW application package, HAWC formally requests authorization to use 

Public Housing and Housing Choice Voucher HAP and Admin funds flexibly.  HAWC plans to 

use funds flexibly across the Section 8 and Section 9 programs.  This flexibility will help ensure 

the overall viability of the programs that HAWC manages by providing additional subsidy for 

historically under-funded programs.  While no plans currently exist to do to so, HAWC may use 

its MTW funds to purchase, rehabilitate, or develop affordable housing. 

VI) EVIDENCE OF SIGNIFICANT PARTNERSHIPS 

HAWC leverages partnerships with others in the community for housing development, 

client services, and program augmentation.  One major partnership listed earlier was Kaiser 

Permanente who funded the housing authority with $1.3 million dollars to create a local subsidy 
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program for homeless in our community.  That catalytic investment formed a new partnership 

with Bienestar who is now providing culturally specific housing outreach and navigation services 

as a contractor for the housing authority.  The housing authority also partnered with Meyer 

Memorial Trust and three behavioral health providers to create a new training program on 

housing navigation services.  The program is also bringing the Oregon Health Authority into the 

partnership to figure out if a Medicaid Waiver could leverage federally backed housing 

stabilization services for housing authority and Washington County residents. 

  In the last year, Washington County partnered with Metro which is a government entity 

for the entire region.  The housing authority partnered to procure and distribute over $80 million 

dollars to develop over 700 new units of affordable housing.  This was a groundbreaking 

program that voters approved in 2018 and has already been implemented. Washington County 

has also been a partnering agency in the development of over 500 units of affordable housing in 

the last five years.  Other partners include developers in Washington County who receive HOME 

or CDBG funds through the Office of Community Development and affordable housing bond 

holders in Washington County.  HAWC’s website has a list of development partners HERE.  

This list includes Federal, State and Local government agencies as well as local community 

partners. 

It is the housing authority’s goal to use the MTW program to further increase our ability 

to partner and create leverage points for both services and development.  We understand that 

project-based vouchers are a significant lever in increasing the development of new deeply 

affordable housing units.  We also understand with MTW flexibilities we can think creatively on 

how to increase the number of units created while also entering into partnerships that will help 

our residents improve their opportunities in education, increasing their earnings and meeting 

https://www.co.washington.or.us/Housing/HousingDevelopment/our-partners.cfm
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goals for their families.  As outlined, the housing authority worked with large health insurance 

companies, behavioral health providers, Medicaid systems as well as culturally specific 

organizations to create innovative and new programs.  Receiving the MTW status would further 

allow the housing authority to increase these types of opportunities.  

b) RENT REFORM INFORMATION 

I) ALTERNATIVE RENT POLICY SELECTION AND RATIONALE 

The Housing Authority of Washington County (HAWC) has selected MTW Test Rent # 

1, tiered rents, as its new rent policy.  HAWC selected the tiered rent model because the stepped 

rents (Test Rent # 2 and Test Rent # 3) would each cause participant rent to increase too rapidly 

and, based on HAWC’s rental market, the rent increases may be detrimental to the participants 

and the community as a whole.  HAWC cannot select the last rent model, Test Rent # 4 because 

it does not have enough vouchers and units to qualify.   

The tiered rent model will allow HAWC to significantly reduce its administrative burden 

without having a major impact on the tenant’s rent.  This is due to two main factors: 1) instead of 

conducing a reexamination every year for every family, HAWC will conduct a reexamination 

every three (3) years; note that there will be a hardship policy in place to deal with losses in 

income in between reexaminations; and 2) each household will be placed into a tier based on 

their gross income; gross income is the household’s income before applying deductions, such as 

elderly, disabled, and dependent deductions, and childcare expenses, effectively eliminating the 

requirement to verify that each household meets the applicable deductions. 

HAWC believes that the tiered rent model will benefit both the agency and participants.  

It will benefit the participants by allowing their income to increase over a three-year period 

without having any impact on their rent.  It will benefit the housing authority by reducing the 
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administrative burden associated with managing the annual review cycle and processing 

verifications.  As HAWC reduces its administrative burden, staff will be able to shift focus from 

processing paperwork to helping participants find employment and aligning each participant with 

service partners who can work with them to increase their income and become self-sufficient. 

II) DESCRIBE ALTERNATIVE RENT POLICY TO THE PUBLIC 

The Department of Housing and Urban Development (HUD) has invited the Housing 

Authority of Washington County (HAWC) to apply to become a Moving to Work (MTW) 

agency.  One of the requirements to be an MTW agency is to select and implement a HUD-

prescribed rent model for the first six (6) years.  The goal of the rent model is to enable 

households served by HAWC to increase their earned income over time.   

HAWC will first determine which families are eligible.  In order to be eligible, a family 

must not be elderly, disabled, on Public Housing flat or ceiling rent, a participant in the Family 

Self-Sufficiency program, or receiving assistance through a special purpose voucher.  HAWC 

will work closely with HUD and their consultant to define the selection process and randomly 

assign each families to either the control or treatment group.  Households in the control group 

will not see any changes to how their rent is calculated, while households in the treatment group 

will have their rent calculated using the new tiered rent model, which is described below. 

For those who fall into the treatment group, their rent will be calculated by placing the 

household into an income tier based on their annual gross income.  Gross income is the 

household’s income before dependent deductions.  Income tiers increment by $2,500 and the 

tenant’s rent is based on 30% of the mid-range of the tier.  For example, if a household earns 

$4,000 per year gross, they will fall into the $2,500 to $4,999 income tier and their rent will be 
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based on $3,750, which is the mid-range of the tier.  Thirty (30) percent of $3,750 is $1,125, 

which results in $94 per month for rent when divided by 12.  The program has a minimum 

monthly rent of $50, which means that any household earning less than $2,500 per year will have 

a $50 minimum rent per month.  The full tiered rent table can be found at the end of this section 

of the application. 

Note that the term “rent” includes the portion of the unit rent and utilities that the 

household is responsible for.  If the rent is less than the utility allowance, the family will receive 

a utility allowance reimbursement, just as they would under current program rules. 

The primary benefit to households on in the treatment group is that they can earn more 

income during the three-year period between reexaminations without seeing an increase in their 

rent.  This means that the household earning $4,000 per year and on a $94 rent can begin earning 

$50,000 (or more) and still continue to pay only $94 in rent. 

If the household’s income goes down, they can request a hardship.  A household will 

qualify for a hardship if their income drops their rent into a lower tier, as long as the loss of 

income was involuntary.  When this happens, HAWC will move the household to the lower tier 

for a minimum of one (1) month and a maximum of twelve (12) months, depending on the 

family’s circumstances. 

HAWC anticipates the new rent model to be in place within the next twelve months, 

depending on the timing and approval of the MTW Plan and Application Package.  Once the rent 

model is in place, the enrollment period will begin.  During the enrollment period, HAWC staff 

will meet with each household impacted by the program changes, explain how these changes 

impact their rent, and perform the initial reexamination.  
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HAWC has performed some preliminary analysis and identified two areas of possible 

disparate impact due to the tiered rent program:  

1. Black / African American families 

• 62% of Black/African American families in HAWC’s portfolio would see a rent 

increase vs. 54% of white families.  This is due to the larger average family size 

of African American households (4.4) than White households (3.4).  Note, 

however, that the average amount of the increase is less significant ($14 vs. $10). 

Race 
No. of 

Households 
Average 

Family Size 

% 
w/Increase in 

Rent 

Average 
Ren 

Increase 
Black / African 
American 

151 4.4 62% $14 

White 583 3.4 54% $10 

Other 29 3.6 55% $14 

 

2. Large households 

• Because the dependent allowance has been eliminated, families with more 

dependents will see a larger rent increase.  In addition, families with dependents 

and childcare expenses will see the largest rent increases of any family in 

HAWC’s portfolio. 

 

Average Rent Difference by Number of Dependents 

0 1 2 3 4 5+ Total 

No Childcare Expenses $-7 $4 $4 -$2 $14 $29 $4 

Childcare Expenses N/A $104 $209 $151 $127 $273 $161 

Total $-7 $8 $14 $11 $22 $36 $11 
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If HUD selects HAWC for the MTW Program, HAWC will work closely with HUD to 

review these and other areas of disparate impact.  In order to address these concerns, HAWC and 

HUD may look at a number of different options, including changes to the treatment group 

selection process, adjustments to program rules, and modifications to the standard hardship  

policy 

HAWC understands that MTW agencies have a number of additional requirements that 

need to be met in order to remain in compliance with the program.  To support these 

requiremetns, HAWC will hire a Program Analyst.  The new Program Analyst will be assigned 

to the MTW program full-time and will be responsible for compiling annual plans and reports, 

implementing new activities, and analyzing the results of existing activities. 

III) INFORMATION TECHNOLOGY PLAN 

Becoming an MTW agency and implementing the tiered rent reform will require a 

number of technology updates.  Once approved for the program, HAWC will request 

authorization to treat any HUD special program vouchers (e.g., VASH, FUP, FIT) as MTW for 

50058 submission purposes.  These requests will likely need to be made separately to each 

special program office.  Next, HAWC will need to perform a 50058 conversion, converting each 

household from non-MTW to MTW.  This process will require HAWC to submit a code 6 (end 

of participation) 50058 in the non-MTW PIC module and a code 1 (new admission) 50058 in the 

MTW PIC module for each household.  HAWC will work with its software vendor (Yardi) and 

IT consultants to perform this conversion. 

Concurrently with the conversion to the MTW 50058, HAWC will work with Yardi and 

its IT consultants to set up the control and treatment programs in Yardi, including the alternate 
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reexamination schedules, the tiered rent table, and other program-specific parameters.  Please 

note that Yardi has informed the housing authority that the rent reform models needed are 

already built out in Yardi and available to the housing authority to utilize. Next, the IT team will 

work with HUD’s designated consultant to randomly assign households to the control and 

treatment groups. 

The housing authority has a strong history of implementing several large scale I.T. 

systems implementation.  Included in that are: 

• Implementing Yardi Voyager 

• Implementing the more recent Yardi 7s Upgrades in a shorter time period than 

outlined by Yardi 

• Implementing the Yardi mobile inspection and Yardi mobile maintenance 

modules 

• Recently implementing the full suite of Yardi Rent Café portals which allow our 

residents to process annual reviews and interims online as well as allowing 

landlords to process all documents electronically. 

IV) TIERED RENT TABLE 

Tier # Income Minimum Income Maximum Tiered Rent 
1 $0 $2,499 $50 
2 $2,500 $4,999 $94 
3 $5,000 $7,499 $156 
4 $7,500 $9,999 $219 
5 $10,000 $12,499 $281 
6 $12,500 $14,999 $344 
7 $15,000 $17,499 $406 
8 $17,500 $19,999 $469 
9 $20,000 $22,499 $531 
10 $22,500 $24,999 $594 
11 $25,000 $27,499 $656 
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Tier # Income Minimum Income Maximum Tiered Rent 
12 $27,500 $29,999 $719 
13 $30,000 $32,499 $781 
14 $32,500 $34,999 $844 
15 $35,000 $37,499 $907 
16 $37,500 $39,999 $969 
17 $40,000 $42,499 $1,032 
18 $42,500 $44,999 $1,094 
19 $45,000 $47,499 $1,157 
20 $47,500 $49,999 $1,219 
21 $50,000 $52,499 $1,282 
22 $52,500 $54,999 $1,344 
23 $55,000 $57,499 $1,407 
24 $57,500 $59,999 $1,469 
25 $60,000 $62,499 $1,532 
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PART II: APPENDICES 

a) APPENDIX 1: MOVING TO WORK CERTIFICATIONS OF COMPLIANCE 
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b) APPENDIX 2: PUBLIC PROCESS DOCUMENTATION 
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c) APPENDIX 3: REQUIRED STANDARD FORMS 

I) HUD 2991 
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II) HUD 50071 
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III) SF-LLL 
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d) APPENDIX 4: OTHER SUPPORTING DOCUMENTATION 
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