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Overview of the Agency’s ongoing MTW goals and objectives 
  

The Moving to Work (MTW) Demonstration Program, created by Congress in 1996, establishes three overarching 
goals for all participating Housing Authorities: 
 

1. Design and test various approaches for providing and administering housing assistance that reduce costs 
and achieve greater cost effectiveness in Federal expenditures 

2. Design and implement new ways to increase participating families self-sufficiency 
3. Increase the housing choices for low-income families 

 
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 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.  HACSM’s original MTW self-sufficiency program has 
continued to be refined to more accurately meet the needs of the participants and is still in place, stronger than ever.  
In April 2008, HACSM signed the new MTW Standard Agreement, extending HACSM’s MTW contract to the year 
2018, while expanding its MTW authority from the original 300 voucher self-sufficiency program to one covering the 
entire Housing Choice Voucher (HCV) and Public Housing Programs. 
 
This MTW Report showcases the second year results of HACSM’s expanded Moving to Work program. The ability to 
make programmatic choices based on local circumstances has allowed HACSM to transform the affordable housing 
programs for San Mateo County residents.  For example,  

 
•    In March 2010, HACSM implemented an extensive HCV rent reform initiative, the Tiered Subsidy Table, 

which greatly simplifies subsidy calculations while informing families of the actual maximum dollar amount 
that the Housing Authority will contribute to their housing costs at the time they receive their voucher.  With 
this knowledge, participants have been able to find and secure units much more quickly and make clear 
decisions as to their housing costs.  (See Section VI, Activity IX, for more information and specific results of 
this transformative program) 
 

•    In January 2009, HACSM began implementation of its Housing Readiness Program.  Partnering with the San 
Mateo County Center on Homelessness and other homeless service providers, HACSM developed a pilot 
program to serve up to 60 homeless individuals and families with three years of rental subsidy while they 
also receive supportive services.  Without this program, these families would have to remain in the shelter or 
on the street until able to secure sufficient employment or relocate to a more affordable community.  This 
program responds to critical needs identified in San Mateo County’s HOPE Plan, a comprehensive 10-year 
plan to end homelessness, and follows the “housing first” strategy.   (See Section VI, Activity II for more 
information on this important program) 
 

•    To increase administrative efficiencies, HACSM instituted several key MTW activities that reduce or eliminate 
overly bureaucratic and costly processes. One of these activities is HACSM’s ability to accept tenant 
provided documents, such as paystubs and medical receipts that were clearly generated by the respective 
party instead of faxing and/or mailing third party verification forms to each provider. Other activities include 
the elimination of the Earned Income Disallowance (EID), elimination of excluded income sources from the 
families adjusted income calculation, elimination of asset calculations for assets valued less than $50,000 
and more. 
 

•    In 2011, HACSM introduced its Provider-Based Assistance (PBA) Program. Utilizing its “Local Non-
Traditional Use of Funds” authorization, the agency has designed a new program to serve members of our 
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local community who are either not served, or are underserved, by the HCV or other grant programs due to 
their unique circumstances. The PBA program enables local service providers to provide time-limited rental 
assistance, in connection with supportive services, to individuals in special needs populations. 

 
 

The mission of HACSM is to: 
 

•   Preserve and increase the availability of decent, safe, and affordable housing; 
•   Ensure equal opportunity in housing for all; 
•   Promote the self-sufficiency and asset development of families and individuals; and 
•   Improve community quality of life and economic viability. 

 
The flexibilities of the MTW program have allowed HACSM to better meet this mission through program re-design 
and innovation.   
 
As evidenced in this report, HACSM is committed to increasing the housing choices for families, further developing 
administrative efficiencies, and promoting the self-sufficiency of the program participants. 
 
HACSM continues to research and review industry best practices, as well as initiatives implemented by other MTW 
agencies across the nation, to further support the housing needs of the families of San Mateo County.
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SECTION II – General Housing Authority Operating Information 
 
 

A.  Housing Stock Information 
 

1.  Number of public housing units at the end of the Plan year (discuss any changes over 10%):  30 
 
 

Development Type Number of Units 
El Camino Village Family 30 

 
HACSM applied and received approval from HUD to dispose one of its public housing developments, Midway 
Village.  The number of public housing units at the end of the Plan year was reduced from 180 to 30 as a 
result. 

 
 

2.  Description of any significant capital expenditures by development (>30% of the HACSM’s total 
budgeted capital expenditures for the fiscal year): 

 
All capital expenditures by development were in amounts less than 30% of the total budgeted capital 
expenditures for the fiscal year. 

 
 

3.  Description of any new public housing units added during the year by development (specifying 
bedroom size, type, accessible features, if applicable); 

 
HACSM did not add new public housing units during the year. 

 
 

4. Number of Public Housing units removed from the inventory during the year by development 
specifying the justification for the removal: 

 
Through the Demo/Dispo process, HACSM removed 150 public housing units from its Midway Village 
development during the year.  After the dispo application was approved, HACSM applied for replacement 
vouchers and received 149 new vouchers from HUD in April 2011. 

 
 

5. Number of MTW HCV authorized at the end of the Plan year, discuss any changes over 10%: 
 

HACSM has 4172 MTW HCV authorized units. 
 
 
6. Number of non-MTW HCV authorized at the end of the Plan year, discuss any changes over 10%; 

 
HACSM has 130 Moderate Rehabilitation units, 40 Family Unification vouchers, and 25 VASH vouchers. 
 
 

7. Number of HCV units project-based during the Plan year, including description of each separate 
project: 
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HACSM did not project-base any new HCV units during FY2010.  
 
Of the 4172 Housing Choice Vouchers (Section 8), 534 are project-based.  HACSM plans to increase the 
number of project-based vouchers from its allocated funding in the future. In FY2010 HACSM completed the 
selection process for one new project-based project consisting of 47 units.  HACSM entered into AHAP in 
February 2011.  
 
Additionally, Midway Village, previously a public housing development, was been transitioned to Project-
Based Voucher assistance on May 1, 2011. 
 
Listed below are HACSM’s current project-based properties: 

 
Property Name City Total Units 

Delaware Place San Mateo 16 
Edgewater Isle San Mateo 91 
Half Moon Village Half Moon Bay 60 
Hillside Terrace Daly City 16 
Hilton Street Redwood City 6 
Magnolia Plaza South San Francisco 48 
Midway Village Daly City 150 
Newell Housing East Palo Alto 10 
Pacific Oak Associates Pacifica 50 
Pine Street Redwood City 6 
Redwood Oaks Redwood City 33 
Robbin’s Nest San Carlos 6 
St. Matthew San Mateo 18 
Willow Terrace Menlo Park 11 
The Woodlands East Palo Alto 13 

 
 
8.  Overview of other housing managed by the Agency, eg., tax credit, state-funded, market rate. 

 
Program Unit Authorized 

Housing Choice Voucher (MTW)  4172 
Moderate Rehabilitation (non-MTW) 130 
Shelter Plus Care (non-MTW) 157 
Supportive Housing (non-MTW) 34 
VASH (non-MTW) 25 
Family Unification (non-MTW) 40 

 
 
 
B.  Leasing Information - Actual 

 
1. Total number of MTW PH units leased in Plan year:  30 
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2. Total number of non-MTW PH units leased in Plan year:  N/A 
 
 

3. Total number of MTW HCV units leased in Plan year:  4172 
 
 

4. Total number of non-MTW HCV units leased in Plan year:  164    (This includes the actual lease up for 
the VASH, Mod Rehab and Family Unification programs.) 

 
 

5. Description of any issues related to leasing of PH or HCVs: 
 
There are no issues related to any of the rental assistance programs; demand is strong and the agency 
works diligently to rapidly fill any unit vacancy or voucher turnover. 

 
 

6. Number of project-based vouchers committed or in use at the end of the Plan year, describe project 
where any new vouchers are placed (include only vouchers where Agency has issued a letter of 
commitment in the plan year.) 
 
Of the 4172 Housing Choice Vouchers (MTW), 534 are in use for the above referenced Project-Based 
developments.  Of the 534, 150 are new and are placed with Midway Village, a previous public housing 
development in Daly City, California. 
 
In addition, 47 vouchers are under A-HAP for a new construction, affordable housing project in South San 
Francisco, California. 

 
 

C.  Waiting List Information 
 

1.  Number and characteristics of households on the waiting lists (all housing types) at the end of the 
plan year 

 

 
Public Housing 

 
Waiting list total      1339 
Approximate Annual turnover          4   
 # of families % of total families1 
Elderly families 206 13.9% 
Disabled families 327 26.23% 
White 566 42.27% 
Black/African American 458 36.36% 
American Indian/Alaska native 35 2.82% 
Asian 230 11.62% 
Native Hawaiian/Other Pacific Islander 100 1.94% 
Other 45 3.7% 
Hispanic or Latino 374 27.93% 
Non Hispanic or Latino 965 72.07% 

1 The total percentage is more than 100% because multiple characteristics apply to some families 
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Section 8 - Housing Choice Voucher 
 

Waiting list total        1136 
Approximate Annual turnover          288 
 # of families % of total families1 
Elderly families 92 8.1% 
Disabled families 319 28.1% 
White 254 11.4% 
Black/African American 732 64.44 
American Indian/Alaska native 46 4.05% 
Asian 160 5.28% 
Native Hawaiian/Other Pacific Islander 44 3.87% 
Other 0 0% 
Hispanic or Latino 184 16.2 
Non Hispanic or Latino 952 83.8 

 
1 The total percentage is more than 100% because some families chose more than one race 

 
 
 
 

 
Section 8 - Project-Based 

 
Waiting list total      4478 
Approximate Annual turnover        24 
 # of families % of total families1 
Elderly families 1254 28% 
Disabled families 1124 25.1% 
White 2252 50.29% 
Black/African American 1175 26.24% 
American Indian/Alaska native 114 2.55% 
Asian 868 19.38% 
Native Hawaiian/Other Pacific Islander 247 5.52% 
Other 97 2.17 
Hispanic or Latino 1306 29.16 
Non Hispanic or Latino 3172 70.84 

 
1 The total percentage is more than 100% because some families chose more than one race 
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Moderate Rehabilitation 
 

Waiting list total       1136 
Approximate Annual turnover           6 
 # of families % of total families1 
Elderly families 158 15.38% 
Disabled families 298 24.42% 
White 540 47.54% 
Black/African American 413 34.2% 
American Indian/Alaska native 32 2.61% 
Asian 132 17.18% 
Native Hawaiian/Other Pacific Islander 575 7.47% 
Other 22 3.36% 
Hispanic or Latino 305 26.85% 
Non Hispanic or Latino 831 73.15% 

 
1 The total percentage is more than 100% because some families chose more than one race 

 
 
 

2.  Description of waiting lists (site-based, community-wide, HCV, merged) and any changes 
that were made in the past fiscal year. 

 
HACSM currently maintains the following waiting lists: 

 
• Public Housing 
• Section 8 Housing Choice Voucher 
• Project-Based  
• Moderate Rehabilitation 
 
Public Housing 

 
HACSM’s Public Housing Program waiting list is closed, except for its 4 Bedroom units.  Since all public housing 
units are fully occupied at this time, only turnover units will need leasing activity. 
 

 
Section 8 Housing Choice Voucher 

 
The waiting list for the HCV Program was closed as of July 2008.  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. 
 
In 2009, HACSM applied for and was awarded 40 Family Unification Program (FUP) vouchers and as of June 
30, 2011, 28 families were leased up. 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 
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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 June 2010, HACSM received funding for 25 Veterans Affairs Supporting Housing (VASH) vouchers in 
partnership with San Francisco Veterans Administration Medical Center, San Bruno Clinic.  As of June 30, 2011, 
6 families were leased up.  HACSM does not maintain a VASH waiting list because only veterans referred by 
San Francisco VAMC/San Bruno Clinic would be accepted into the program. 
 
In June 2010, HACSM submitted a disposition application to HUD to dispose of its two public housing 
developments, Midway Village and El Camino Village, from public housing status. While HACSM received 
approval from HUD for its Midway Village application and received replacement vouchers in April 2011, approval 
for El Camino Village application was unclear at that time.  HACSM withdrew its El Camino Village application 
and plans to resubmit the application in FY2012.  HACSM will seek replacement HCV vouchers for El Camino 
Village residents. If approved and awarded, HACSM will give preference to El Camino Village 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 that is currently open.  Applicants indicate 
which properties they are interested in.  Since all Project-Based units are fully occupied at this time, only 
turnover units require leasing activity.  Because of the low turnover rate and high number of families on the 
waiting list, HACSM plans to close the Project-Based waiting list in FY2012. 

 
 

Moderate Rehabilitation 
 
HACSM’s Moderate Rehabilitation Program waiting list is currently open. Because of the low turnover rate and 
high number of families on the waiting list, HACSM plans to close the Mod Rehab waiting list in FY2012. 
 
 

 
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 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. 
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SECTION III– Non-MTW Related Housing Authority Information 
 
(Optional) 
 
 
For current information on HACSM’s Non-MTW Related activities, please see HACSM’s FY2012 MTW Annual Plan, 
HUD approved and posted on the www.smchousing.org website.   
 
Further updates to HACSM’s Non-MTW Related activities will be included in HACSM’s upcoming FY2013 MTW 
Annual Plan. 
 
 
 
 
 
 
 
SECTION IV– Long-Term MTW Plan 
 
(Optional) 
 
 
For current information on HACSM’s Long-Term MTW Plan, please see HACSM’s FY2012 MTW Annual Plan, HUD 
approved and posted on the www.smchousing.org website.   
 
Further updates to HACSM’s Long-Term MTW Plan will be included in HACSM’s upcoming FY2013 MTW Annual 
Plan.

http://www.smchousing.org/�
http://www.smchousing.org/�
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SECTION V - Proposed MTW Activities 
 
 

HACSM has no proposed activities, approved by HUD prior to July 1, 2011, that have not been implemented. 
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SECTION VI – On-Going MTW Activities: HUD approval previously granted 
 
Executive Summary of HACSM’s MTW activities, since program inception May 2000.   
 

On-Going Activities Date Identified Date Implemented 

1)  MTW/FSS Program (in coordination with community 
self-sufficiency partners) 5/1997 5/1/2000 

2)  Housing Readiness Program (in coordination with 
community supportive services providers) 4/15/2008 7/1/2008 

3)  Elimination of 40% affordability cap at initial move 
in/lease up 5/1997 5/1/2000 

4)  Escrow Accounts 5/1997 5/1/2000 

5)  Expand usage of project-based vouchers at HACSM 
developments undergoing disposition process 4/15/2008 

Midway Village – 1/1/2011 
 
El Camino Village - Pending 
HUD approval of 
Demo/Dispo application 

6)  Biennial re-certification schedule for elderly/disabled 
households 4/15/2009 7/1/2009 

7)  Simplify Rent Calculation Process 4/15/2009 7/1/2009 

8)  Simplify Third-Party Verification Process 4/15/2009 7/1/2009 

9)  Tiered Subsidy Table (TST) 4/15/2009 1/1/2010 

10) Simplify HQS Processes 4/15/2008 7/1/2009 

11) Eliminate competitive process for allocation of 
Project-Based vouchers to former public housing 
units 

10/6/2009 1/27/2011 

12) Waive 12 month stay requirement for residents in 
formerly public housing units converted to project-
based units 

10/6/2009 5/1/2011 
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On-Going Activities Date Identified Date Implemented 

13) Accept lower HAP for in-place Public Housing 
residents, at conversion to Project-Based Vouchers 10/6/2009 5/1/2011 

14) Establish flat or market rate policy for over income 
Public Housing residents at conversion of Public 
Housing units to Project-Based units 

10/6/2009 5/1/2011 

15)  Institute biennial inspection schedule for units under 
contract  4/15/2010 7/1/2010 

16)  Expand the Section 8 Project Based Voucher 
Program 4/15/2010 7/1/2010 

17)  Revise Eligibility Standards 4/15/2010 7/1/2010 

18)  Eliminate 100% excluded income from the income 
calculation process 4/15/2010 7/1/2010 

19)  Eliminate the requirement to complete new HAP 
contract with utility responsibility changes 4/15/2010 7/1/2010 

20)  Apply current payment standards at interim 
reexamination 4/15/2010 7/1/2010 
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On-Going MTW Activity #1:  MTW/FSS Program (time-limited assistance in coordination with 
community self-sufficiency partners) 

 
A.  Activity Description 
 

HACSM’s MTW program was first implemented in May 2000.  It was originally developed to respond to welfare 
reform and thus was fashioned to focus almost exclusively on improving families’ self-sufficiency in preparation 
for the conclusion of their welfare assistance.  The core design of HACSM’s original MTW program consisted 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 only 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.   
 
All MTW Self-Sufficiency participants are required to participate in 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 is cause for termination of housing assistance.  
HACSM collaborates with county and non-profit service providers to prepare MTW households to be 
economically self-sufficient in the very expensive San Mateo County housing market upon graduation.  See 
Appendix One for more information on HACSM’s hardship policy. 
 

 
B. The impact of the activity 
 

The MTW Self-Sufficiency program incorporates a network of local service providers to assist program 
participants to achieve economic self-sufficiency.  240 families have entered the program since HACSM began 
its second round of outreach in late 2007.  While a majority of the program participants are still within their six-
year contract term, during this reporting period 17 exited the program early due to a variety of reasons.  Of the 
17 families that exited early, 7 had experienced an increase in employment income.   
 
As of this reporting period, there have been no hardship requests to extend the contract term. 
 

Baseline 
(established FY2009) Benchmark Metric Year 1 (FY10) Outcome Year 2 (FY11) Outcome 

As of June 30, 2009, 
131 families entered 
the program with 
welfare assistance 
 

Decrease in 
the number of 
families with 
welfare 
assistance 

Comparison of 
the number of 
families with 
welfare 
assistance 
each year of 
contract 

114 of the 227 active families 
received welfare assistance as 
of June 30, 2010.  24 of these 
114 families also received 
employment income. 
 

105 of the 193 active families 
received welfare assistance as 
of June 30, 2011.  17 of these 
105 families also received 
employment income. 
 

As of June 30, 2009, 
129 families entered 
the program with 
earned income 
 

Increase in the 
number of 
families with 
earned income 
and/or income 
increases 

Comparison of 
the number of 
families with 
employment 
income 

92 of the 227 active families 
had earned income as of June 
30, 2010. In addition, 21 
families received 
unemployment benefits as of 
June 30, 2010 

71 of the 193 active families 
had earned income as of June 
30, 2011. In addition, 81 
families received other income 
such as unemployment 
benefits, family support, or 
business income. 
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Number of families 
requesting hardship 
review 

Reduction in 
the number of 
requests for 
hardship 
review 

Change in the 
number of 
hardship 
review 
requests 

There were no hardship review 
requests during the reporting 
period 

There were no hardship 
review requests during the 
reporting period 

Number of families in 
job training programs 

Increase in 
number of 
families 
enrolled and 
participating in 
job training 
programs 
 

 As of June 30, 2010, 59 
families are enrolled in or have 
completed job training 
programs 

As of June 30, 2011, 15 
families are enrolled in or have 
completed job training 
programs. 

Number of families 
participating in 
financial, employment 
and educational 
workshops 

Increase in 
number of 
families 
successfully 
completing 
financial, 
employment 
and 
educational 
workshops 

 During the reporting period, 19 
families completed financial, 
employment and educational 
workshop. This number will be 
used for future benchmark 
 

During the reporting period, 
190 families completed 
financial, employment and 
educational workshop. 
 

 
 

C. If benchmarks were not achieved or if the activity was determined ineffective, provide a 
narrative explanation of the challenges, and if possible, identify potential new strategies that 
might be more effective. 

 
HACSM continued to effectively administer the time-limited MTW Self-Sufficiency program.  Of the 17 families 
that exited the program during the reporting period, 6 families exited with earned income while 7 families had 
increase in their overall income. 
 
The economic downturn and the depressed employment market impacted the MTW Self-Sufficiency families.  As 
of June 30, 2011, 13 of the families received unemployment benefits as their income. 
 
HACSM will continue to collaborate with local community partners to provide employment, education, and other 
supportive services to MTW program participants. 
 
 

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 not making any revisions to the benchmarks or metrics of this MTW activity. 
 

E. If data collection methodology has changed, describe original data collection methodology and 
any revisions to the process or change in data collected. 
 
HACSM does not foresee any changes to the data collection methodology. 
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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. 
 
HACSM did not request, or receive, any additional authorization from Attachment C or D to implement this MTW 
activity. 
 
 

G. Authorization for the approved activity   
 

Authorizations for Time Limited Assistance 
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 
 
An MTW waiver is necessary for this MTW activity because HUD regulations do not allow for the application of 
time limits in the HCV program. 
 
Authorizations for Case Management 
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 

 
MTW authorization is necessary for this MTW activity because HUD regulations do not oblige program 
participants to engage in self-sufficiency activities as part of the program requirement.  
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On-Going MTW Activity #2:   Housing Readiness Program (in coordination with community 
supportive service providers) 

 
A. Activity Description 

 
In July 2008, HACSM received HUD approval to implement the Housing Readiness Program. 
 
The impetus for the program came through HACSM’s partnerships with San Mateo County’s Center on 
Homelessness and other providers of homeless services.  The goal of these partnerships is to develop and 
implement a pilot housing program to serve up to 60 homeless individuals and families.  Program participants 
have the ability to receive rental subsidy for up to three years while at the same time having continued access to 
various support programs.  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 10-year plan to end homelessness and follows the “housing 
first” strategy.  The program includes formal research components via the HUD Homeless Management 
Information Systems (HMIS). 
 
The 60 vouchers for the Housing Readiness Program were a carve-out from the original 300 MTW voucher 
allocation.  And, as is the case with the original MTW participants, Housing Readiness participants are not able 
to use their voucher for portability to another housing authority. 
 
In the FY2012 MTW Plan, HACSM allocated 20 additional vouchers for the Housing Readiness Program 
bringing the total to 80 vouchers by FYE2012. 
 

B. The impact of the activity 
 
Since the inception of the program in early 2009, 71 homeless individuals and families have been assisted under 
the Housing Readiness program.  These families came from a variety of places including shelters and 
institutions. 
 
Because all of the program participants are still within their contract terms, there have been no hardship requests 
as of the reporting date. 
 
Baseline 

(established 
FY2009) 

Benchmark Metric Year 1 (FY10) Outcome Year 2 (FY11) Outcome 

Number of 
families with 
defined goals with 
their supportive 
services providers 

Increase in the 
number of families 
meeting their 
goals 

Comparison of 
families defining 
and keeping self 
sufficiency goals 

50 families have defined goals 
with their supportive services 
providers 

62 families have defined 
goals with their supportive 
services providers 

Length of time, on 
average, required 
to lease a unit 

Decrease in the 
length of time, on 
average, needed 
to rent a unit 

Comparison of 
the average 
length of time 
needed to secure 
a unit 

The average length of time 
needed to secure a unit during 
the reporting period was 59 
days.   
Since this is Year 1 of this 
program, HACSM will use this 
statistic as the baseline for the 
activity in subsequent years. 

The average length of time 
needed to secure a unit 
during the reporting period 
was 43 days.   
 

Family Increase in Comparison of Of the 55 active Housing Of the 62 active Housing 
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status/income at 
admission to the 
program 

household income family income at 
admission and 
annual 
recertification 

Readiness families as of 
6/30/10, 13 experienced an 
increase in their family income 

Readiness families as of 
6/30/11, 20 experienced an 
increase in their family 
income 

Number of HR 
participants able 
to secure and 
retain housing 

Decrease in 
evictions for HR 
participants 

Comparison of 
tenancy history 
before and after 
program entry 

Since the inception of the HR 
program in 2009, the average 
length of stay has been 384 
days.  (The first HR family 
leased up in the program on 
2/1/2009.) 
During FY2010, 4 households 
were terminated, however, only 
1 was due to non-compliance.  
As with other indicators in this 
activity, HACSM will use the 
above statistics as the baseline 
for additional research for this 
program. 

For the households 
remaining in the program, 
the average stay for HR 
participants is 559 days. 
During FY2011, 9 
households left the program. 
4 were terminated from the 
program due to non-
compliance.  2 left 
voluntarily. 2 passed away, 
and 1 was on S8 waiting list 
and received a HCV 
voucher. 
 

 
 

C. If benchmarks were not achieved or if the activity was determined ineffective, provide a 
narrative explanation of the challenges, and if possible, identify potential new strategies that 
might be more effective. 
 
HACSM and its community partners have been very pleased with this program to date, as it has fulfilled a very 
specific gap in services for San Mateo County families struggling with homelessness. 
 
 

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 has not, nor does not plan to revise the benchmarks or metrics for this activity. 
 
 

E. If data collection methodology has changed, describe original data collection methodology and 
any revisions to the process or change in data collected. 

 
HACSM does not foresee any changes to the data collection methodology. 
 
 

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. 
 
HACSM did not request, or receive, any additional authorization from Attachment C or D to implement this MTW 
activity. 
 

G. Authorization for the approved activity 
 

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 
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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 
 
An MTW waiver is necessary for this MTW activity because HUD regulations do not allow for the application of 
time limits and mandatory self-sufficiency participation in the HCV program. 
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On-Going MTW Activity #3:   Elimination of 40% affordability cap at initial move- in/lease up 
 
A. Activity Description 

 
The original MTW contract, executed in 2000, allowed HACSM to eliminate all limits on the proportion of 
household income that could be spent on housing costs for its initial 300 time-limited MTW clients. In the FY2009 
MTW Annual Plan, HACSM received HUD approval to expand this initiative to the entire HCV program. 
 
This MTW activity was designed to support a family’s ability to have greater housing choice, through having 
access to cities throughout San Mateo County.  Prior to July 2009, many HCV applicants, leasing up for the first 
time, and participants, in the relocation process, were unable to secure housing outside high poverty areas due 
to the restrictive 40% tenant affordability cap. 
 
Although the hard affordability cap has been eliminated, HACSM continues to play a major role in negotiating 
rents on behalf of the participant 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 
• A calculation tool (see Appendix Two) that shows the tenant portion of rent in relation to his/her income with 

the additional of excluded income sources that might mitigate the higher rent burden. 
• Required supervisory approval procedures on a case-by-case basis for instances where the tenant rent 

burden is over 50% of their monthly adjusted income. 
 
B. Impact of the activity 

 
Not having a fixed affordability cap provides for more housing choices for participants on a case by case basis. 
And, as before implementation, HACSM continues to assist in rent negotiations to ensure that the tenant rent is 
both reasonable and within an appropriate level for the household.  During FY11, 88% of all MTW households 
paid, or are currently paying, less than 40% of their monthly adjusted income (MAI) towards their rent.  
 

Baseline 
(established FY2009) Benchmark Metric Year 1 (FY10) Outcome Year 2 (FY11) Outcome 

Approximately 48 new 
move-ins were denied 
a unit based on the 
40% affordability cap. 
 
In FY09, HACSM 
received approximately 
1079 Requests for 
Tenancy (RTA).   
 
Based on the above, 
approximately 4% of 
the RTA’s were denied 
due to tenant 
affordability. 

Reduce number 
of denials by 
25% due to 
affordability 

Comparison of 
the number of 
denials due to 
affordability 
before and after 
implementation. 

HACSM had 734 new move-
ins in FY2010.  Of the 734, 
only 49 families (less than 
6% of the families) exercised 
the ability to contribute more 
than 40% of their AAI 
towards their rent portion.  
(See table 6.1 below) 
 
In FY2010, only six (6) 
participants were denied 
move in due to affordability.  
It is important to note that 
the factors affecting 
affordability include: 1) The 
Mixed Family proration;  2) 

In FY11, there were 814 new 
move-ins.  Of the 814 new 
contracts, only 41 families 
(approximately 5% of the 
new move-ins) elected to 
spend more than 40% of 
their MAI towards their rent 
portion.   
 
In FY11, HACSM received 
1164 RTA’s, of which 12 
were denied due to 
affordability.  This represents  
approximately 1% of all new 
or relocating households.    
This exceeded HACSM’s 
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Owners refusing to negotiate 
the Contract Rent (Rent to 
Owner);  3) Rent 
Reasonableness of the unit;  
4) the Tenant Rent portion 
being greater than 50% of 
their AAI, with no excluded 
income sources to ease the 
participants overall rent 
burden. 

benchmark (proposed  25% 
reduction), as it represents a 
75% reduction from the 
baseline. 
 
 

As was the case in FY10, 
the same factors continue to 
affecting rental affordability: 
 1) The Mixed Family 
proration;  2) Owners 
refusing to negotiate the 
Contract Rent (Rent to 
Owner);  3) Rent 
Reasonableness of the unit;  
4) the Tenant Rent portion 
being greater than 50% of 
their AAI, with no excluded 
income sources to ease the 
participants overall rent 
burden. 

See Table (6.3) below 
that shows the % of 
households located 
within each city in San 
Mateo County. 

5% increase in 
new move-ins to 
cities with lower 
poverty 
concentration 

Comparison of 
localities 
(including those 
of low poverty), 
with HAP 
contracts before 
and after 
implementation 

In FY2010, HACSM has 
seen a shift in where 
participants are choosing to 
live; however, at this time 
there is not sufficient data to 
determine whether or not 
removing the 40% cap at 
initial move-in is the sole 
reason for this change.  
HACSM will continue to 
monitor this activity in 
FY2011 to further determine 
any trends.  (See table 6.3 
below) 

See Table 6.3 below 

443 households are 
currently paying more 
than 40% of their 
annual adjusted 
income (AAI) towards 
their housing cost.  

Minimal change 
to the 
percentage of 
participants 
paying more 
than 40% of 
their AAI 
towards their 
housing costs. 

Comparison of 
the number of 
households 
paying more than 
40% of their AAI 
towards their 
housing costs. 

In FY2010, 290 households 
(who were in-place prior to 
7/1/2009) are paying more 
than 40% of their AAI 
towards their housing costs. 
When combined with new 
move-ins due to new 
applicants and relocating 
participants in FY2010, there 
are 328 households paying 
more than 40% of their AAI 
towards their rent. 
 
Based on this data, it is clear 
that eliminating a hard 40% 
limit for new move-ins does 
not significantly change how 
much participants contribute 
to their rent over a longer 
period of time. (see table 6.2 

In FYE2011, there were 
1561 households who were 
program participants prior to 
7/1/2010 and who have not 
relocated.  Of this group, 118 
households were paying 
more than 40% of their MAI 
towards their rent. 
 
When combined with new 
move-in’s and relocations, 
there are 509 households 
paying more than 40% of 
their MAI towards their rent. 
 
509 Households paying 
more than 40% represents 
approximately 12% of all 
voucher holders.  And, a 1% 
increase over all. 
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below)  

(See Tables 6.1 and 6.2 
below) 
 

In FY2009, the 
average number of 
days from voucher 
issuance to lease up 
was 60 days 

Decrease in the 
length of time to 
find and secure 
a unit 

Comparison of 
the length of time 
required to 
secure a unit, 
before and after 
implementation 
 

In FY2010, HACSM 
experienced a 33% 
reduction (20 less days) in 
the average length of time 
required from voucher 
issuance to lease up.   
 
* Note:  some of this 
reduction may be due to the 
implementation of the TST 
on March 1, 2010. 

In FY2011, on average, it 
required approximately 60 
days for a new participant to 
complete the briefing to 
move in process.  This 
increase can be attributed to 
several cases involving 
reasonable accommodation.   
 

The minimum number of 
days in FY11 was 7 days, 
while the maximum was 211 
days. 

 
 
 

The following charts reveal how participants are exercising greater choice in their housing decisions as they relate to 
the percentage of their monthly adjusted income allocated to their rent payments.  HACSM is tracking three separate 
groups: 

•   Program participants prior to March 1, 2010 who have not relocated, 
•   New program participants during FY11 or on-going participants who have relocated in FY11, and 
•   Program participants who are automatically converting to the TST at their regular recertification appointment 

on or after March 1, 2011. 
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The first chart, Table 6.1, is a comparison of participants who were in the program prior to March 1, 2010 and who 
have not relocated and those who are either new participants from the wait list or who have relocated. 
 

 

 
(Table 6.1) 
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HACSM is continuing to monitor the Tenant rent portions.  As can be seen in Table 6.1 above, Tenant’s are showing 
much greater choice within the individual ranges, however, the fact that the majority remain at or below 40% has 
alleviated the concern that by removing the 40% affordability cap at initial move in has not resulted in tenant’s over-
extending themselves.  
 
The table below shows the exact number of households in each monthly adjusted percentage range.  For example, 
the table breaks out how many households are paying more than 51% of their monthly adjusted income by three 
scenarios: 

1) Participants who were in the program prior to 3/1/2010 and who have not yet converted to the TST 
2) Participants who have either joined the program or relocated since 7/1/2010, and due to these actions have 

been placed on the TST 
3) All participants who are on the TST 

 
In other words, scenario 2 is a subset of scenario 3. 

 
% of MAI 
Tenant is 

paying 

HCV (In 
place prior 
to 3/1/2010) 

% 
TST (M/I or 
Relocation 
7/1/2010 - 
7/31/2011) 

% All TST % 

51% + 62 3.97% 41 5.04% 205 7.75% 
41 - 50% 56 3.59% 53 6.51% 186 7.03% 
31 - 40% 128 8.20% 156 19.16% 607 22.95% 
21 - 30% 1141 73.09% 283 34.77% 909 34.37% 
20% or less 174 11.15% 281 34.52% 738 27.90% 

  1561   814   2645   
 
When comparing the percentage of households paying 40% or less, it is clear that most participants continue to find 
and secure units that fall within the generally believed affordable range. 
 

1) 92.44% of all HCV Households who were program participants prior to July 1, 2010, and who have not 
relocated are paying 40% or less towards their rent.   

2) 88.45% of all new program participants and relocations who have moved into a unit in FY11, (and are on the 
TST), are paying 40% or less towards their rent. 
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Table 6.2 below represents the tenant rent portions for participants who were housed prior to March 1, 2010 and 
have not converted to the TST as of 8/31/2011, and those who have joined the program, relocated or as of March 1, 
2011 have automatically been converted to the TST program.  
 
Note:  due to the success of the TST during the first year of implementation, effective March 1, 2011 HACSM is 
extended the TST to all participants when they are next seen for regular recertification and or relocation, whichever 
comes first. 
 

 
(Table 6.2) 
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  (Table 6.3) 
 
HACSM has continued to monitor the cities in which participants are choosing to lease up.  Unfortunately, due 
the changes in the economic environment, and significant foreclosures and housing market in general in the Bay 
Area, it is nearly impossible for HACSM to determine with any certainty whether this activity is causing a shift in 
the overall locality of housing availability and participant’s choices.  As can be seen in this chart, there has been 
a decrease in some cities and an increase in others – all of which have both areas of higher poverty as well as 
areas of greater affluence.   
 
Based on HACSM Staff experience, in general and historically, landlords in East Palo Alto and Redwood City 
have been more open to renting to program participants.  And, while there remain many participants in South 
San Francisco and Daly City, those percentages may be shifting due to their proximity to San Francisco and an 
overall increase in the rents being sought on the open market.  San Mateo is experiencing a similar shift with 
rapidly and extreme rent increases throughout the city. 
 
 

C. If benchmarks were not achieved or if the activity was determined ineffective, provide a 
narrative explanation of the challenges, and if possible, identify potential new strategies that 
might be more effective. 
 
From the research results above, HACSM has seen this activity continue to be helpful in increasing participants 
housing choice and their ability to find and secure units in a timelier manner.  HACSM does not plan to change 
its strategy for this MTW activity in FY2012. 
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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 has not, nor does it intent to, change the benchmarks or metrics for this activity. 
 
 

E. If data collection methodology has changed, describe original data collection methodology and 
any revisions to the process or change in data collected. 

 
There has been no change to the methodology of data collection.   

 
 

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. 
 
HACSM did not request, or receive, any additional authorization from Attachment C or D to implement this MTW 
activity. 
 
 

G. Authorization for the approved activity  
 

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. 
 
MTW authorization is required for this activity because HUD regulations require a 40% affordability test prior to 
approval of a rental unit at initial occupancy. 
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On-Going MTW Activity #4:  Simplify Family Self Sufficiency (FSS) Escrow Calculation 
 
A. Activity Description 

 
Effective July 1, 2009, HACSM changed the method by which escrow is calculated for the FSS program 
participants.  Instead of using a calculation that only looks at increases in earned income, HACSM designed a 
calculation method that looks at several activities that support a families increasing self-sufficiency. 
 
The calculation methodology is as follow: 
 

1.   $1,000.00 per family who has increased a minimum of $1,200 annually in earned income at graduation. 
2.   $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. 

3.   $100.00 per family for completing a HACSM-approved budget class. 
4.   $1,500.00 per family for increasing savings by an additional $1,500.00 or more at graduation. 
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. 
 

As stated above, to support the full spectrum of self-sufficiency activities needed for a participant to become self-
sufficient, HACSM has designed an escrow calculation method in which 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 each the escrow credit 
type.  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 were eliminated. 
 

B. Impact of the activity 
 

HACSM achieved cost effectiveness with this MTW activity by reducing the time spent in calculating escrow 
credit and servicing escrow accounts.  At the same time, HACSM provided greater opportunities for families to 
receive escrow pay outs upon graduation. 

 
Baseline 

(established FY2009) Benchmark Metric Year 1 (FY10) Outcome Year 2 (FY11) Outcome 

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 

Decrease in the 
average time 
needed to 
calculate and 
post  FSS 
program 
participant’s 
escrow accounts 
by 50% 

Comparison of 
time needed 
for calculation 
and posting 
before and 
after 
implementation 
for FSS 
participants 

HACSM reduced the number 
of hours spent in escrow 
calculation and reporting to 
zero, allowing reallocation of 
staff time to increase case 
management activities. 

HACSM reduced the number 
of hours spent in escrow 
calculation and reporting to 
zero, a savings of 
approximately 60 hours per 
month. 

Number of escrow 
accounts is 98 

Increase in the 
number of 
escrow 
accounts by 
10% 

 

Comparison of 
number of 
escrow 
accounts 
before and 
after 

There were 79 escrow 
accounts as of 6/30/2010.  
All 79 escrow accounts were 
established prior to the 
effective date of this MTW 
activity. 

There were 58 escrow 
accounts as of 6/30/11.  All 58 
escrow accounts were 
established prior to the 
effective date of this MTW 
activity.  Of the 286 FSS 
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implementation 
for  FSS 
participants 

families, more than half (143) 
have completed at least one 
self-sufficiency goal that will 
enable them to receive 
escrow funds at the end of 
their FSS participation. 
 
Due the new method by which 
escrow is calculated at 
program end, HACSM is 
proposing to eliminate this 
research in subsequent 
reports. 

Number of FSS families 
with earned income is 
217 

Increase in the 
number of FSS 
families with 
earned income 
by 5% 

Comparison of 
the number of 
FSS families 
with earned 
income before 
and after 
implementation 

There were 160 FSS families 
with earned income as of 
6/1/2010. There were 161 FSS families 

with earned income as of 
6/30/2011. 

Number of FSS families 
with savings of $300 or 
more is seven (7) 
 

Increase in the 
number of FSS 
families with 
savings of $300 
or more by 20% 

Comparison of 
the number of 
FSS families 
with savings of 
$300 or more 
before and 
after 
implementation 

There were 4 FSS families 
with savings of $300 or more 
as of 6/30/2010. There were143 FSS families 

with savings of $300 or more 
as of 6/30/11. 

 
 
C. If benchmarks were not achieved or if the activity was determined ineffective, provide a 

narrative explanation of the challenges, and if possible, identify potential new strategies that 
might be more effective; 

 
Due to time saved from the new escrow calculation method, HACSM has been able to allocate additional time to 
the participants themselves – designing and facilitating new workshops and activities to support their increasing 
self-sufficiency. 
 
With regards to what appears to be a decrease in the number of households with escrow savings, escrow is no 
longer calculated on an annual basis.  The number of traditional escrow accounts will continue to decrease as 
families who had cumulated escrow before this MTW initiative complete the program and receive the balance 
from their traditional account. Due the new calculation method, escrow will only be calculated upon graduation, 
at which time the family will be eligible for up to $3,000 based on their participation in self-sufficiency activities 
and increases in income and savings.  Since the implementation of this initiative, HACSM has been keeping 
records of families’ achievements and potential escrow pay outs. 
 
In other research areas, where it appears that the program is declining and that there are fewer participants, this 
trend is due to the on-going turnover through graduation from the program. 
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HACSM has been successful in encouraging participating families to save.  The number of families having 
assets over $300 has increased tremendously.  In all areas, HACSM is closely monitoring the FSS program and 
re-designing the self-sufficiency activities to more effectively meet the needs of the current participants. 

 
 

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) 
 
There have been no changes or modification to the benchmarks for this activity.  HACSM will continue to monitor 
this activity in FY2012. 
 
 

E. If data collection methodology has changed, describe original data collection methodology and 
any revisions to the process or change in data collected; 

 
HACSM is not changing its methodology for this activity. 
 
 

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, and 
 
HACSM did not request, or receive, any additional authorization from Attachment C or D for this MTW activity. 
 
 

G.  Authorization for the approved activity  
 

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 
 
MTW authorization is required for this activity because HACSM’s escrow calculation method deviates from 
HUD’s regulations. 
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On-Going MTW Activity #5:   Expand usage of project-based vouchers at HACSM developments 
undergoing disposition process 

 
A. Activity Description 

 
In HACSM’s FY2009 Supplemental MTW Annual Plan, HACSM received approval to project-base up to 100% of 
the replacement vouchers at public housing units undergoing the demo/dispo process.  HACSM submitted two 
demo/dispo applications in June 2010. The application for Midway Village was approved by HUD in January 
2011 and vouchers were issued to all eligible households in May 2011. All 150 units at Midway Village are now 
under a project-based HAP contract.  The application for El Camino Village was not approved by HUD and is 
being updated for resubmission in late 2011. 
 
 

B. Impact of the activity 
 
This activity has had two major positive impacts for Midway Village. First, residents received vouchers and 
relocation assistance. Due to a complicated history of the complex related to a toxic soil issue which has since 
been remediated, some residents have had long-standing requests for vouchers and relocation assistance. This 
request has now been satisfied. Second, the use of project-based vouchers has improved Midway Village’s 
financial status from essentially break-even to a healthy surplus. This surplus is enabling HACSM to make 
necessary capital improvements and thereby reduce substantial deferred maintenance. 
 
 

C. If benchmarks were not achieved or if the activity was determined ineffective, provide a 
narrative explanation of the challenges, and if possible, identify potential new strategies that 
might be more effective; 
 
Not applicable at this time. 
 
 

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) 
 
Not applicable at this time. 
 
 

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 at this time. 
 
 

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, and 
 
HACSM did not request, or receive, any additional authorization from Attachment C or D to implement this MTW 
activity. 
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G. Authorization for the approved activity  
 

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. 
 
MTW authorization is required for this activity because HUD regulations cap the number of Project-Based 
Voucher units in each project at 25% (unless there are excepted units with qualifying families). 
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On-Going MTW Activity #6:   Biennial re-certification schedule for elderly/disabled households 
 
A. Activity Description 

 
In FY2010, was granted HUD approval to recertify HCV households designated as elderly or disabled every 
other year.   Elderly/Disabled households represent approximately half of all HACSM voucher holders.  To 
implement this activity, HACSM set up a biennial schedule based on the last name of the head of household.  In 
FY2010, HACSM completed recertifcation appointments for elderly/disabled households with last names A – K.  
In FY2011, HACSM completed recertification appointments for households whose last names began with L – Z. 
 
 

B. Impact of the activity  
 
In the FY2010 MTW Annual Plan, HACSM proposed that this activity would meet HUD’s goal of substantially 
reducing administrative costs and thereby supporting greater cost effectiveness in the voucher program.  
However, it is important to keep in mind that due to rising wage and benefit costs, HACSM did not realize the full 
effect of these savings fiscally, even though the activity clearly supports significant administrative efficiencies 
with no decrease in program integrity, as well as fiscal savings. 
 
As detailed in the table below, this MTW activity has either met or exceeded the anticipated benchmarks in both 
FY2010 and FY2011.   
 
Baseline 

(established 
FY2009) 

Benchmark Metric Year 1 (FY10) Outcome Year 2 (FY11) Outcome 

Of 4023 
reexamination 
appointments 
processed 
annually, 
approximately 48% 
of the households 
qualify as 
Elderly/Disabled 
households. 

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. 

Comparison of 
the amount of 
time spent to 
process annual 
reexaminations 
before and after 
new program 
implementation. 

During FY2010, of HACSM’s 
4023 vouchers, 2003 were 
designated as Elderly/Disabled 
households.  Based on 
HACSM’s biennial 
recertification schedule, 
HACSM staff experienced a 
26% reduction in annual 
recertification appointments, 
seeing approximately 1043 
fewer households during 
FY2010. 

During FY11, HACSM 
experienced an increase in 
vouchers, 149 in total due to 
the demo/dispo of Midway 
Village.    Of the 4206 active 
vouchers, 2069 (49%) are 
elderly/disabled households.   
 
Note:  The 4206 also includes 
billable portable participants 
hence the total vouchers being 
higher than HACSM’s voucher 
allocation of 4172. 
 
As a result of this activity, 
HACSM completed 994 fewer 
(a 24% reduction) 
recertification appointments for 
elderly/disabled households in 
FY11. 

On average, 
HACSM staff 
spend 84 minutes 
per file (at a cost of 
$80/file) to 
complete 

HACSM expects to 
save 122 hours 
(965 households at 
84 minutes per file) 
per staff member 
annually. 

Staff surveys to 
determine 
effectiveness of 
the initiative.* 

Based on reduction of 1043 
Elderly/Disabled households 
not seen for recertification due 
to the biennial schedule 
(calculated based on 84min/file 
as determined in FY2009), 

Eliminate this research in 
FY11. 
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reexamination 
appointments and 
applicable 
paperwork.  Each 
HACSM staff 
member 
responsible for 
reexaminations 
spends 513 hours 
on annual 
reexamination 
processes. 

each HACSM staff member 
realized an annual time savings 
of 133 hours.  
 
If HACSM was to include 
updated recertification time 
required of 69min/file 
(FY2010), along with the 
reduction of households seen 
due to the biennial 
recertification schedule, then 
each HACSM staff member 
realized a time savings of 200 
hours. 

Direct costs 
associated with 
processing annual 
reexaminations, on 
average, are 
$322,014.00 

HACSM expects 
an $80,504 cost 
savings as a result 
of this initiative. 

Comparison of 
direct costs 
before and after 
implementation. 

Based on the reduction of 1043 
Elderly/Disabled households 
not seen due to the biennial 
recertification schedule, 
(calculated based on 84min/file 
as determined in FY09), 
HACSM realized a cost savings 
of $96,604 as a result of this 
activity.* 
 
If HACSM was to take into 
consideration the additional 
reduced time required to 
complete the recertification 
process (69 min/file) as a result 
of other MTW activities, 
HACSM would realize an 
annual cost savings of 
$128,806.* 

Eliminate this research in FY11 

*For research purposes and the ability to compare “apples to apples”, HACSM did not adjust the staffing costs to the FY2010 level.  
However, this is an important piece of information to keep in mind, since it is clear that even though there are fiscal savings as a 
result of this activity, HACSM has not realized those savings due to rising wage and benefit costs.    
 
 

C. If benchmarks were not achieved or if the activity was determined ineffective, provide a 
narrative explanation of the challenges, and if possible, identify potential new strategies that 
might be more effective; 

 
As shown in the results above, this MTW activity has been very effective in reducing staff time and the resulting 
increase administrative effectiveness for the program. 
 
 

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) 
 
There have been no changes or modifications to the benchmarks for this activity.  HACSM will continue to 
monitor this activity in FY2011. 
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E. If data collection methodology has changed, describe original data collection methodology and 
any revisions to the process or change in data collected; 

 
There has been no significant change in the data collection methodology for this activity.  However,  HACSM is 
proposing to eliminate the following two research areas as HACSM met the proposed benchmark within the first 
year and does not expect there to be any significant changes from here forward.  Also, requiring HACSM staff to 
complete a time study each year, is in conflict with the MTW goal of increasing administrative efficiencies. 
 

Baseline 
(established 
FY2009) 

Benchmark Metric Year 1 (FY10) Outcome 
Year 2 (FY11) Outcome 

On average, HACSM 
staff spend 84 minutes 
per file (at a cost of 
$80/file) to complete 
reexamination 
appointments and 
applicable paperwork.  
Each HACSM staff 
member responsible for 
reexaminations spends 
513 hours on annual 
reexamination 
processes. 

HACSM expects to 
save 122 hours (965 
households at 84 
minutes per file) per 
staff member annually. 

Staff surveys to 
determine 
effectiveness of the 
initiative.* 

Based on reduction of 1043 
Elderly/Disabled households not seen 
for recertification due to the biennial 
schedule (calculated based on 
84min/file as determined in FY2009), 
each HACSM staff member realized an 
annual time savings of 133 hours.  
 
If HACSM was to include updated 
recertification time required of 
69min/file (FY2010), along with the 
reduction of households seen due to 
the biennial recertification schedule, 
then each HACSM staff member 
realized a time savings of 200 hours. 

Eliminate this research in FY11. 

Direct costs associated 
with processing annual 
reexaminations, on 
average, are 
$322,014.00 

HACSM expects an 
$80,504 cost savings 
as a result of this 
initiative. 

Comparison of direct 
costs before and after 
implementation. 

Based on the reduction of 1043 
Elderly/Disabled households not seen 
due to the biennial recertification 
schedule, (calculated based on 
84min/file as determined in FY09), 
HACSM realized a cost savings of 
$96,604 as a result of this activity.* 
 
If HACSM was to take into 
consideration the additional reduced 
time required to complete the 
recertification process (69 min/file) as a 
result of other MTW activities, HACSM 
would realize an annual cost savings of 
$128,806.* 

Eliminate this research in FY11 

 
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, and 
 
HACSM did not request, or receive, any additional authorization from Attachment C or D to implement this MTW 
activity. 
 
 

G. Authorization for the approved activity  
 

This approved MTW 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 
 
This MTW authorization is necessary because HUD regulations require annual reexaminations for all 
participants to determine ongoing program eligibility. 
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On-Going MTW Activity #7:  Simplify Rent Calculation Process 
 
A. Activity Description 
 

HACSM received approval to implement several MTW activities in FY2010 regarding rent calculation policies 
and procedures.  At that time, it was HACSM’s intent that by doing so, the new activities would result in a more 
transparent process for participants, a streamlined and more efficient practice for HACSM and overall 
improvement in the accuracy of the calculations.   After further research, and vetting of the following proposals, 
in HACSM’s FY12 Annual Plan, HACSM re-proposed the definition of income as a new activity.  Following is an 
update on the key aspects of these rent calculation activities. 
 
o Change the Definition of Income  (Re-proposed as Activity #22 and approved by HUD in the FY12 

Annual Plan) 
 
o Effective July 1, 2011 HACSM implemented MTW Activity #22, “Include Foster Care, KinGap, and 

Adoption Assistance payments in Annual Income calculation.”  HACSM is now including these sources 
of income in the gross annual income calculation and applying a dependant deduction for each foster 
child/adult and adopted children.  HACSM looks forward to reporting back on the success of this activity 
in the FY12 Report. 

 
o Due to the change described above, HACSM will remove this activity from this section of subsequent 

Annual Plans and Reports. 
 

o    Eliminate the imputed asset rate calculation. 
 
o HACSM received HUD approval, and implemented this activity in July 2009.   Instead of completing an 

additional calculation with the HUD passbook interest rate, HACSM simply calculates interest from 
assets based on the actual interest earned. 

 
o Effective July 1, 2011, HACSM implemented a new MTW Activity (#25), “Exclude asset income from 

income calculations for households with assets under $50,000” that further expanded the calculation 
process surrounding assets.   

 
o Eliminate the Earned Income Disallowance (EID) 
 

As the final part of the rent simplification activity, HACSM proposed and received HUD approval to eliminate 
the Earned Income Disallowance (EID) in July 2009.  Historically the EID process is very complicated, time-
consuming to administer and prone to error especially if the participants do not report in a timely manner. 

 
 

B. Impact of the activity 
 
As a result of this MTW activity, both applicants and participants have experienced a significant reduction in the 
length of time required for on-going eligibility determination.   Due to the interconnectedness of the MTW 
program design overall, many of the MTW activities support each other and therefore the end result is significant 
time savings for the participant.   
 
In the case of the elimination of EID, HACSM received no hardship requests in FY2010 or FY2011.   
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See below for more specific details of this activity. 
Baseline 

(established 1/1/09 
– 6/30/2009) 

Benchmark Metric Year 1 (FY10) Outcome Year 2 (FY11) Outcome 

Less than 1% of 
HACSM households 
are receiving the 
benefits of EID 

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. 

HACSM will 
compare the 
household 
savings due to 
income 
increases before 
and after 
implementation. 

As HACSM completed the 
research on this activity, it was 
determined that it is almost 
impossible to determine the 
cause of an increase (or 
decrease) in savings for a 
participant or the impetus for 
the savings  
 
HACSM was able to determine 
that only 23 participants (in 
FY2010) would have been 
eligible for EID (less than 1% of 
participants).  Of those 23 
participants, only 2 are not on 
HACSM’s biennial 
recertification schedule.  Also, 
those 2 participants increased 
income would not affect the 
household rent portion in any 
significant way (the increased 
income is less than $400 
annually, for both participants). 
 
Therefore, even with the 
elimination of the EID, the 
remaining 21 participants with 
increased earnings will be able 
to keep those increases due to 
the combination of HACSM’s 
biennial recertification schedule 
and interim policy. 
 
There were no hardship 
requests regarding this activity 
in FY2010. 
 
 

In FY11, only 14 participants 
(less than 1%) of all 
participants would have been 
eligible for EID.   
 
As was the case in FY10, all 
14 participants were in 
Elderly/Disabled households 
and therefore on a biennial 
schedule – allowing them to 
realize greater savings that 
would have been afforded 
through the EID calculation. 
 
There were no hardship 
request s regarding this 
activity in FY11. 
 

 
Impact of the Rent Reform Initiative 
 
Due to the fact that eliminating EID changes the way in which a participant’s rent portion is determined, this 
activity does meet HUD’s definition of a rent reform initiative. 
 
As discussed above, there were no hardship requests from this activity in FY2010 or FY2011. In FY2011, of the 
14 participants (less than 1% of all HACSM participants), six (6) participants balanced this potential loss of 
benefit as a result of HACSM’s biennial recertification schedule for elderly/disabled households (See MTW 
Activity #6 for more information on the Biennial Recertification Schedule activity).  Due to HACSM’s generous 
interim policy, participants are not required to report income changes between their regularly scheduled 
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recertification appointments.  Therefore, for households designated as elderly/disabled, the increased income 
will be available to the family throughout their recertification term – leading to the potential for increased savings, 
credit repair, additional education – all determined by the family. 
 
For the other eight (8) participants who could have been adversely affected, their increase in income was less 
than $3,000 annually, which did not significantly alter the total household income for the family.  When combined 
with HACSM’s TST Activity (#9) these families did not experience any change in subsidy. 
 
As such, HACSM will continue with this MTW activity in FY2012, and will continue to monitor its effectiveness 
and any potential hardship for eligible participants 
 

C. If benchmarks were not achieved or if the activity was determined ineffective, provide a 
narrative explanation of the challenges, and if possible, identify potential new strategies that 
might be more effective. 
 
Due to the success of this MTW activity, HACSM is not planning to change its strategy at this time.   
 

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 modify the research of this activity due to the overlapping nature of many of the MTW 
activities that makes quantifying the effects of this activity alone impossible.  For example, due to the newly 
implemented MTW Activity #25, HACSM will not be completing any calculation or input of assets, if the family’s 
assets are less than $50,000.  The result of this overlap is increased administrative efficiencies for the housing 
authority over all, but metrics that are not measureable for this specific activity. 
 
For the EID section, HACSM is proposing to change the benchmark and metric to measure the number of 
hardship requests received and granted. 
 
Current: 

Baseline 
(established 1/1/09 – 6/30/2009) Benchmark Metric 

Less than 1% of HACSM 
households are receiving the 
benefits of EID 

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. 

HACSM will compare the household 
savings due to income increases 
before and after implementation. 

 
Proposed for FY12: 

Baseline 
(established 1/1/09 – 6/30/2009) Benchmark Metric 

Less than 1% of HACSM 
households are receiving the 
benefits of EID 

HACSM expects that there will be no 
more than a 5% increase in the number 
of participants eligible for EID and 
receiving hardship relief. 

HACSM will compare the households 
potentially eligible for EID during the 
FY and requesting hardship relief.  

 
 

E. If data collection methodology has changed, describe original data collection methodology and 
any revisions to the process or change in data collected. 
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HACSM is not changing its methodology for this activity.  However, as stated above, HACSM is making the 
following changes: 

• Eliminating the “change the definition” portions of the activity as this has been implemented as a new, 
stand alone MTW Activity #22, as of July 1, 2011 

• No longer tracking the increased asset savings for participants who may have been eligible for EID. 
 
 

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. 
 
HACSM did not request, or receive, any additional authorization from Attachment C or D to implement this MTW 
activity. 
 
 

G. Authorization for the approved activity  
 

The approved 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 
 
The MTW authorization is required for this activity because HUD regulations require that all assets over $5,000 
be subject to a threshold test with HUD’s “passbook rate.”  Also, HUD regulations require that all individuals who 
qualify, be given an earned income disallowance (EID). 
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On-Going MTW Activity #8:  Simplify Third-Party Verification Process 
 
A. Activity Description 
 

In FY2010, HACSM received HUD approval 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.  HACSM continues 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 
  

Effective July 1, 2009, HACSM increased 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 is 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 continue to require third-party verification. 
 

o Streamline verification of eligible medical expenses 
 

Effective July 1, 2009 HACSM instituted 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.  HACSM instituted a policy in which eligible families, who claim medical expenses, are 
required to sign a self-certification and provide supporting documents from credible and established 
sources, such as receipts from medical care providers or pharmacy statements as proof of the claimed 
expenses. 
 

o Streamline the verification process for eligible child care expenses 
 

Effective July 1, 2009 HACSM instituted 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.  To reduce the challenges in verifying claimed child care expenses, eligible families who 
claim child care expenses are now required to sign a self-certification and provide supporting documents 
from credible and established sources, such as day care invoices, receipts or written statements from the 
child care provider as proof of the claimed expense.  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, are not 
acceptable. 
 

o Extend the verification timeline to 120 days 
 

Effective July 1, 2009, HACSM received HUD approval and implemented a revised timeline for verification 
documentation to 120 days for HCV applicants and participants. 
 
This new timeline reduces duplication of work and accelerates an applicant’s admission to the program and 
a participant’s recertification for continuing program eligibility. 

 
 

B. Impact of the activity 
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Baseline 
(established FY09) Benchmark Metric Year 1 (FY10) Outcome Year 2 (FY11) Outcome 

On average, HACSM 
staff spend 738 hours 
annually to process 
third-party 
verifications for 
reexamination 

HACSM 
expects a 
50%+ 
reduction in 
staff time 
required to 
process third-
party 
verifications 

Comparison of 
staff time before 
and after new 
systems are in 
place 
 

HACSM experienced a 45% in 
the staff time required to 
process third-party 
verifications (332 hours 
saved). * 

Eliminating, effective FY11.  
See Section D below for 
new research strategy. 

On average, HACSM 
spends $29,285 
annually on staffing 
costs ($7.30 per file) 
to process third party 
verifications 

HACSM 
expects to 
realize a 
$15,000 
savings in 
costs to 
process third-
party 
verifications 

Comparison of 
administrative 
costs for third party 
verifications before 
and after 
implementation of 
initiatives 

In FY2010, HACSM saved 
$17,570 in staffing costs on an 
annual basis for this activity 
($4.37/file). 
 
If the biennial schedule (MTW 
Activity #6) is also factored 
into the equation, the savings 
would be adjusted to reflect a 
19% cost savings, 
approximately $5.90 per file.* 

Eliminating, effective FY11. 
See Section D below for 
new research strategy 

*For research purposes and the ability to compare “apples to apples”, HACSM has not adjusted the staffing costs to the 
FY2010 level.  However, this is an important piece of information to keep in mind, since it is clear that even though there 
are fiscal savings as a result of this activity, HACSM has not realized those savings due to rising wage and benefit 
costs.    

 
 

C. If benchmarks were not achieved or if the activity was determined ineffective, provide a 
narrative explanation of the challenges, and if possible, identify potential new strategies that 
might be more effective. 

 
This activity continues to be very effective for meeting HACSM’s goal of increasing administrative efficiencies.    
 
 

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 change the benchmarks and metrics for this MTW activity in the following way: 
 

Baseline 
(established FY09) Benchmark Metric Year 2 (FY11) Outcome 

On average, HACSM 
staff complete 21 third-
party verifications for 
Medical, Child Care, 
and Assets, per month 
for annual 
reexamination.  
 

HACSM expects a 50%+ 
reduction in the number 
of  third-party 
verifications completed 

Comparison of the 
number of third-party 
verifications completed 
by staff before and after 
new activity was 
implemented 
 

In FY11, HACSM staff sent on 
average 9 third-party verifications for 
Medical, Childcare Expenses and 
Assets per month.  This represents 
a 57% decrease from FY09, 
exceeding the benchmark proposed. 
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(270 total verifications 
sent per month, by 13 
HACSM staff) 

 
 
 

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 collection methodology has not changed for FY11, however, HACSM has revised the data to be 
reviewed.  Due to the nature of this MTW activity, requiring staff to complete an extensive time study each year 
defeats the increased administrative efficiencies and time savings of the activity itself.  And, HACSM expects 
that time required for this activity should remain fairly consistent in each subsequent year so there will be no 
increase in savings from FY to FY, to measure. 
 
 

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. 
 
HACSM did not request, or receive, any additional authorization from Attachment C or D to implement this MTW 
activity. 
 
 

G. Authorization for the approved activity  
 

The approved 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 
 
MTW authorization is necessary for this activity because HUD regulations require PHAs to verify all information 
that is used to establish the family’s eligibility and level of assistance. In general, HUD requires PHAs to use the 
most reliable form of verification that is available and to document the reasons when the lesser form of 
verification is used.   



Housing Authority of the County of San Mateo – MTW Annual Report FY2011 

MTW Annual Report  07/01/2010 – 06/30/2011 44 of 75  

On-Going MTW Activity #9:  Tiered Subsidy Table (TST) 
 
A. Activity Description 
 

In late 2009, HACSM received HUD approval to implement the TST. On March 1, 2010, HACSM implemented 
the pilot phase of the TST for all HCV applicants, Project-Based participants, and the original 300 MTW program 
participants, based on their voucher bedroom size and annual adjusted income.   As a result of the success of 
this pilot phase, HACSM expanded the TST to all participants as they are seen for recertification, relocation or 
new move in, effective March 1, 2011.   
The TST, a subsidy table representing the first of its kind in the nation, gives HACSM the ability to inform the 
participant of the maximum dollar amount that HACSM will contribute to their housing costs at the time of 
voucher issuance.  This is a 180° change from the current HCV rules that cannot determine the participant’s 
subsidy portion until after a potential unit is secured and the contract rent and utility responsibilities are 
negotiated with the landlord/owner. 
While other housing authorities have established rent tables that inform a participant of their rent portion based 
on eligible bedroom size, HACSM’s TST gives participants the ability to search for available units with the 
knowledge of exactly how much HACSM will contribute to their housing costs throughout San Mateo County, 
make personal decisions as to how much of their income they are comfortable contributing towards their housing 
costs, and practice in negotiating with owners through the leasing process.  HACSM’s intention through this 
program change is to empower the participants to take personal responsibility for their lives, starting with their 
housing decisions. 
In FY11, HACSM was the recipient of a San Mateo County Star Award for program innovation and a NAHRO 
Merit Award for this exciting program. 
The Tiered Subsidy Tables can be found in Appendix Three of this report. 
    

B. Impact of the activity     
 
Upon implementation of the TST, new applicants in San Mateo County found and moved into rental units, both 
apartments and single family homes, in a significantly shorter timeframe.  Original tracking showed an 
approximately four (4) week decrease in the time needed to find and secure a unit.  In FY2010 alone, 
participants and applicants experienced a 20 day decrease in the time needed to find and secure a rental unit 
and a 2 week decrease in the length of time to determine initial eligibility.  For a family in need of housing, a 
month (34 days) is a significant decrease.  In FY11, these indicators have remained consistent.   While the 
average number of days has increased, the increase can be directly linked to reasonable accommodation 
requests and tolling activities.   
 
See below for additional statistics regarding the success of this MTW Activity. 
 

Baseline 
(established FY09) Benchmark Metric Year 1 (FY10) Outcome Year 2 (FY11) Outcome 

On average, HACSM 
requires 56 days from 
initial eligibility 
appointment to 
voucher issuance 

HACSM expects a 
40% reduction 
(approximately 23 
less days) in the 
number of days 
required to determine 

Comparison of 
the average 
number of days 
needed for the 
initial eligibility 
determination 

HACSM experienced a 25% 
reduction (14 less days) to 
complete the eligibility 
determination and issue a 
voucher in FY2010. 
 

In FY11, on average it required 
52 days from initial eligibility 
appointment to voucher 
issuance.* 
 
During the first six months of 
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initial eligibility and 
voucher issuance 

and voucher 
issuance before 
and after 
implementation 

Note:  Some of these savings 
may be due to MTW Activity 
#7 “Simplify Rent Calculation 
Process.” 

FY11 (July –December), it 
required approximately 49 
days, on average, to complete 
the initial eligibility 
determination and issue a 
voucher. 
 
*Note:  HACSM stopped 
issuing vouchers in January 
2011 due to voucher utilization 
being over 100%.  As of August 
31, 2011, HACSM still has not 
completed a new voucher 
briefing/issuance for new 
participants from the HCV 
waitlist. 

On average, HACSM 
requires 60 days for a 
new Tenant Based 
voucher holders to 
complete the activities 
from voucher issuance 
to lease up (this does 
not include new 
Project Based 
participants) 

HACSM expects a 
15% reduction 
(approximately 9 
days) in the number 
of days required for a 
new Tenant Based 
Voucher participant 
to complete the lease 
up process (note: this 
does not include new 
Project Based 
participants) 

Comparison of 
the average 
number of days 
required for 
Tenant Based 
Voucher 
participants to 
find and secure 
a rental unit 

HACSM participants 
experienced a 33% reduction 
(20 less days) to find and 
secure a unit (voucher 
issuance to lease up) in 
FY2010. 

In FY11, new participants were 
requiring 60 days from voucher 
issuance to lease up.  
However, the majority of this 
increase can be attributed to 
reasonable accommodations 
requests and tolling. 
 
In general, the housing market 
in San Mateo County has 
become much tighter in FY11 
with more individuals in the 
rental market and owners 
significantly increasing their 
rents. 

Annually, each 
HACSM staff member 
spends an average of 
184 hours to calculate 
and determine the 
participant’s rent 
portion 

HACSM expects at 
least a 10% reduction 
(approximately 18.5 
hours less) in the 
number of hours 
required to determine 
the participant’s rent 
portion 

Comparison of 
the number of 
hours required 
to determine the 
participant’s rent 
portion 

As reported in MTW Activity 
#7, Rent Calculation 
Simplification, HACSM staff 
has realized an 18% (92 less 
hours) reduction in the time 
required to complete the 
recertification process in 
FY2010.  (69 minutes per file 
as opposed to 84 minutes per 
file in FY2009) 

Eliminating, effective FY11. 
 
See Section D below additional 
information. 

 

**(Note:  Due to longstanding Project Based rules, Project Based voucher participants are unable to relocate and continue 
to receive housing subsidy, therefore they are not included in this benchmark or “Year 1” outcome.) 
 
 
Impact of the Rent Reform Initiative 
 
Due to the fact that HACSM’s TST significantly changes the way in which a tenant’s rent portion is determined, 
the TST meets HUD’s standard of a rent reform initiative. 
 
As of August, 31 2011, approximately 66% (2,758 participants) of all HACSM’s voucher holders (4206 active 
HAP contracts) are participating in the TST program.  Currently there are 2,758 households on TST with an 
additional 113 households who were granted a hardship in FY11. 
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Initially, in order to be eligible for hardship relief as a result of TST, a participant must have been housed prior to 
3/1/2010 and not relocated to a new unit since that date.  However, effective March 1, 2011 HACSM is 
converting all participants to the TST at their next regular recertification appointment.   The other qualifications 
for hardship relief from the TST depend upon whether or not the new TST calculation results in the tenant’s rent 
portion being more than $25 higher.  If that is the case, then the household is eligible for the hardship calculation 
and HACSM will calculate their portion according to the traditional HCV method for an additional recertification 
period.  At that time, the household will automatically convert to the TST and they are no longer eligible for a 
hardship review for the TST. 
 
HACSM received a total of 128 hardship requests in FY11, of which 15 were denied due to not meeting the 
qualifications. The 113 approved hardship requests represent approximately 4% of all TST participants.  HACSM 
has developed an excel spreadsheet to complete the calculation and inform the staff whether or not the 
household is eligible for the hardship calculation. 
 
For additional information on HACSM’s Hardship Policy, please see Appendix One of this report. 
 
HACSM continues to review any and all hardship requests and monitor whether or not adjustments to the TST 
are required. 
 
 

C.  If benchmarks were not achieved or if the activity was determined ineffective, provide a 
narrative explanation of the challenges, and if possible, identify potential new strategies that 
might be more effective. 

 
As discussed earlier in this report (see MTW Activity #3), it is clear that the percentage of HACSM participants in 
each city has continued to shift in FY2011.  The majority of HACSM’s participants continue to reside in Daly City,  
East Palo Alto, Redwood City, San Mateo, and South San Francisco, with some shifting within the five main 
cities.   However, HACSM is also seeing a rise in other cities such as Belmont, Menlo Park and San Bruno, 
lending itself to the possibility that with this new program, participants are exercising more personal responsibility 
and venturing beyond the main five cities.  (See Tables 9.1 and 9.2 below) 
 
HACSM is unable to determine if the cause of this migration is due to the TST alone, or whether there are other 
factors such as employment, transportation or other personal reasons on the participant’s behalf coming into 
play.  HACSM will continue to monitor this trend on an informal basis in FY12. 
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(Table 9.1)  

 
 
 

(Table 9.2) 
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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 does not intend to revise or include any additional research on this activity at this time. 
 
 

E. If data collection methodology has changed, describe original data collection methodology and 
any revisions to the process or change in data collected. 
 
HACSM is not changing the data collection or methodology at this time 
 
 

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. 
 
HACSM did not request, or receive, any additional authorization from Attachment C or D to implement this MTW 
activity. 
 
 

G. Authorization for the approved  
 

The approved 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 

 
MTW authorization for this activity is required because HUD regulations specifically address how a tenant’s rent 
portion is calculated and HAP portion determined. 
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On-Going MTW Activity #10:  Simplify HQS Processes 
 
A.  Activity Description 
 

In an effort to increase administrative efficiencies and cost savings, HACSM received HUD approval, July 1, 
2009, to simplify the annual HQS inspection process in several areas, including the following: 

• Reducing the total number of units inspected each month through a sampling process for certain 
units, 

• Implementing an owner self-certification process for certain fail items, and 
• Allowing HACSM to inspect units at HACSM-owned properties. 

  
Through HACSM’s experience with the MTW inspection activities in FY2010, HACSM was able to research, 
design, propose and implement (in August 2010) a more aggressive MTW inspection activity in FY2011, 
“Biennial Inspection Schedule for all Units under Contract.”   As a result of this new activity, HACSM eliminated 
the “Multi-Unit Sampling” for HQS activity and the “Owner Self-certification of repairs” activity, effective July 1, 
2010. 
 
o HACSM to inspect HACSM-owned properties 
 
Effective July 1, 2009, based on HUD’s approval of HACSM’s MTW Annual Plan, HACSM was given  the ability 
to inspect HACSM-owned or affiliated properties for HQS compliance.  As of June 30, 2011, there are 210 
HACSM-owned units in two developments. 
 

 
B.   Impact of the activity  

 
See below information on the key aspects of this activity. 
 

Baseline 
(established FY09) Benchmark Metric Year 1 (FY10) Outcome Year 2 (FY11) Outcome 

Annually, HACSM has 
had a direct cost of 
$1,500 to hire outside 
consultants to inspect 
HACSM-owned 
properties 

HACSM expects 
to realize a cost 
savings of 
$1,110 for the 
inspections of 
HACSM-owned 
properties 
through a 
combination of 
these initiatives 

Comparison of 
cost savings for 
HACSM-owned 
properties before 
and after 
implementation 

Due to the fact that 
HACSM’s owned property, 
Half Moon Village, qualified 
as a Multi-Unit Complex, 
HACSM was able to reduce 
the total number of units 
inspected at Half Moon 
Village to 15, instead of all 
60 units.  HACSM conducted 
the 15 inspections with 
existing staff and saved 
approximately $375 in 
consulting costs to hire an 
outside contractor. 

In FY11, the actual number of 
inspections at HACSM-owned 
properties increased.  This 
was due to the policy change 
from a “sample” of all units, to 
a biennial schedule for all 
units. 
 
HACSM conducted 30 annual 
inspections at Half Moon 
Village, a HA-owned property.  
The cost (staff time) for these 
inspections was 
approximately $780  

 
 
C.  If benchmarks were not achieved or if the activity was determined ineffective, provide a narrative 

explanation of the challenges, and if possible, identify potential new strategies that might be 
more effective. 
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As discussed above, HACSM has considered this activity to be very effective and in FY2011, expanded it to a 
biennial inspection schedule for all HCV units. 
 
 

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 does not intend to revise or include any additional research on this activity at this time. 
 
 

E. If data collection methodology has changed, describe original data collection methodology and 
any revisions to the process or change in data collected. 

 
HACSM is not changing the data collection or methodology at this time. 
 

 
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. 
 

HACSM did not request, or receive, any additional authorization from Attachment C or D to implement this MTW 
activity. 

 
 
G. Authorization for the approved activity  

 
The approved 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 

 
MTW authorization is required for this activity is necessary because HUD regulations require that all subsidized 
units are inspected annually for HQS compliance. 
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On-Going MTW Activity #11:  Eliminate competitive process for allocation of Project Based 
vouchers to formerly public housing units 

 
A. Activity Description 
 

In FY11 HACSM received HUD approval to allocate project-based vouchers to its former public housing units 
without the use of a competitive process.  This activity was designed to complement the On-Going MTW Activity 
#5, “Expand usage of project-based vouchers at HACSM developments undergoing disposition process,” as 
discussed previously in this report.  
 
Midway Village, a 150 unit complex located in Daly City, was approved for disposition from Public Housing status 
in January 2011. Newly received replacement vouchers were issued to all eligible families in May 2011 and 
HACSM entered into a Project-Based HAP contract for 150 vouchers.  HACSM also operates a public housing 
development known as El Camino Village, a 30 unit complex located in Colma. The disposition application for El 
Camino Village will be resubmitted to HUD in late 2011. The flexibility afforded through this MTW activity allowed 
HACSM to streamline the demo/dispo process and shorten the transition period for families to decide whether to 
remain in place or exercise their ability to move with voucher assistance. 
 
Increased fiscal responsibility has also been achieved, as this activity has been critical in enabling HACSM to 
create a stable and reliable financial outlook for these units, providing more timely maintenance and upgrades 
and in the preservation of affordable housing units in San Mateo County. 

 
B. Impact of the activity 

 
 

Baseline 
(established FY09) Benchmark Metric Impact, as of June 30, 2011 

Due to the current public 
housing rules, HACSM’s 
180 public housing 
residents are not entitled 
to or assisted with 
relocation to privately 
held housing 

HACSM’s expectation 
is that 9 residents, 
(approximately 5% of 
the total public 
housing residents) will 
relocate to privately 
held housing by the 
end of the first year 
after disposition 

Comparison of the number of 
public housing residents able to 
relocate before and after 
implementation. 

In FY11 HACSM received 
approval to dispose Midway 
Village, a 150-unit development. 
All residents who are Section 8 
eligible were issued Section 8 
vouchers. 
 
As of 6/30/2011 four (4) families 
(2.7%) relocated from Midway 
Village using their Housing 
Choice Voucher and relocation 
assistance. Several other 
families are actively investigating 
relocation as of this writing and 
the expected result by the time 
that the offer of relocation 
assistance expires on 11/30/11 
is still approximately 5%. 

HACSM staff has 
estimated that it takes 
approximately four 
months, on average, to 

HACSM expects to 
reduce the time 
required to review, 
process the 

Comparison of the time required 
to complete a competitive 
process via HUD regulations and 
as completed through this MTW 

Benchmark achieved. 
 
Without having to go through a 
competitive process, HACSM 
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complete the Request for 
Proposals (RFP) process 
for the Project-Based 
Voucher competition 

applications, submit 
the applications to 
HUD and receive HUD 
approval by three 
months (75% 
reduction) as a result 
of this activity during 
the fiscal year 
following approval of 
the dispo application 

activity. was able to reduce the amount 
of time needed to execute a 
HAP contract and  implement a 
Project-Based HAP contract in 
less than one month. 
 

 
 

C. If benchmarks were not achieved or if the activity was determined ineffective, provide a 
narrative explanation of the challenges, and if possible, identify potential new strategies that 
might be more effective. 

 
Not applicable at this time. 

 
 
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). 
 
Not applicable at this time. 
 
 

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 at this time. 

 
 
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. 
 

HACSM did not request, or receive, any additional authorization from Attachment C or D regarding this MTW 
activity. 

 
 
G. Authorization for the approved activity  
 

The approved activity is authorized in the HACSM’s Moving To Work Agreement, Attachment C, Paragraph D 
7a, and waives certain provisions of Section 8 (o)(13)(B and D) of the 1937 Act and 24 CFR 982.102 and 24 
CFR Part 983, as necessary to implement HACSM’s amendment. 
 
MTW authorization is required for this activity because HUD regulations require a competitive process for 
solicitation of Project-Based Voucher proposals. 

 
 



Housing Authority of the County of San Mateo – MTW Annual Report FY2011 

MTW Annual Report  07/01/2010 – 06/30/2011 53 of 75  

On-Going MTW Activity #12:  Waive 12 month stay requirement for residents in formerly public 
housing units converted to project based units 

 
A.  Activity Description 

 
With the approval of HACSM’s demo/dispo application, existing public housing residents at the time of 
disposition will not be required to stay in their unit for 12 months after conversion to PBV assistance. 

 
Instead, former public housing residents will have the choice to determine if and when they want to move.  
HACSM expects that some current public housing residents will choose to move into the private rental market 
and potentially have access to housing in tenant preferred school districts, closer proximity to their employer or 
additional employment opportunities, and/or closer to public transportation. 
 

B. Impact of the activity 
 

Baseline 
(established FY09) Benchmark Metric Impact, as of June 30, 2011 

HACSM public housing 
has a vacancy average of 
15 units/year 

HACSM expects no more 
than a 10% increase in 
vacancy turnover, the 
equivalent of 2 additional 
units 

Comparison of the 
average number of 
vacant units before and 
after implementation 

Midway Village was converted to 
PBV in May 2011.  Due to the short 
reporting period, HACSM is not able 
to provide measurable result for this 
activity.  However, HACSM will be 
tracking the households who 
exercise this MTW activity during 
FY12 and will look forward to 
reporting back on the status in 
year’s Annual Report.  
 
El Camino Village has not yet been 
approved for disposition and 
therefore does not have project-
based vouchers. 

The vacancy turnover 
costs per unit is 
approximately $5,600 

HACSM expects a 
potential $11,200 increase 
in costs in relation to the 
cost per unit turnover in 
the first year following 
disposition 

Comparison of the 
average cost per unit at 
vacancy turnover before 
and after 
implementation 

As with the above statistic, HACSM 
is not able to provide measureable 
results as of the writing of this 
report.  However, we look forward to 
providing more results in the FY12 
report. 

 
 

C. If benchmarks were not achieved or if the activity was determined ineffective, provide a 
narrative explanation of the challenges, and if possible, identify potential new strategies that 
might be more effective. 

 
Not applicable at this time. 
 
 

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). 
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Not applicable at this time. 
 

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 at this time. 
 

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. 

 
HACSM did not request, or receive, any additional authorization from Attachment C or D regarding this MTW 
activity. 

 
 
G. Authorization for the approved activity  
 

The approved activity is authorized in the HACSM’s Moving To Work Agreement, Attachment C, Paragraph D 
 
MTW authorization for this activity is required because HUD regulations require that participants remain in 
project-based housing at least 12 months prior to requesting relocation. 
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On-Going MTW Activity #13:  Accept lower HAP for in place Public Housing residents, at 
conversion to project-based voucher units 

A.  Activity Description 
 
At the time of disposition, if a public housing resident is residing in an oversized unit and HACSM does not have 
the proper size unit available for the resident to relocate, HACSM will accept a lower HAP based on the unit size 
the resident qualifies for and not the actual unit size the resident is occupying.  This MTW policy flexibility will 
ensure residents that remain in former public housing units after disposition, and who are “over-housed”, i.e. 
occupying units that have more bedrooms than permitted under voucher unit size rules, have continued access 
to housing assistance in their current unit.  However, as is the current policy, as units of the appropriate size 
become available at the subject project-based property, the over-housed resident will be required to move into 
the newly available unit. 
 

B. Impact of the activity 
 

Baseline 
(established FY2009) Benchmark Metric Impact, as of June 30, 2011 

As of September 2009 only 
19 of 179 residents in public 
housing are “over-housed” 
according to HCV subsidy 
standards. 
• One resident at the El 

Camino Village (30 units) 
• 18 residents at the 

Midway Village (150 
units) 

HACSM expects that within 
12 months of the disposition, 
the number of over-housed 
public housing residents will 
decrease by four residents, 
(approximately 20% of the 
total number of residents) 
• One(1) resident unit at El 

Camino Village 
• Three (3) residents units 

at Midway Village 

Comparison of the 
number of “over-housed” 
residents in the formerly 
public housing units 
before and after 
implementation 

Midway Village was converted to 
PBV in May 2011.  Due to the short 
reporting period, HACSM is not able 
to provide measurable result for this 
activity.  However, HACSM will be 
tracking the households who 
exercise this MTW activity during 
FY12 and will look forward to 
reporting back on the status in year’s 
Annual Report.  
 
El Camino Village has not yet been 
approved for disposition and 
therefore does not have project-
based vouchers. 

 
 

C. If benchmarks were not achieved or if the activity was determined ineffective, provide a 
narrative explanation of the challenges, and if possible, identify potential new strategies that 
might be more effective. 

 
Not applicable at this time. 

 
 
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). 
 
Not applicable at this time. 
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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 at this time. 
 
 

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. 

 
HACSM did not request, or receive, any additional authorization from Attachment C or D to regarding this MTW 
activity. 

 
 
G. Authorization for the approved activity  
 

The approved activity is authorized in the HACSM’s Moving To Work Agreement, Attachment C, Paragraph D  
 
MTW authorization is required for this activity because HUD regulations require that HAP be paid based on the 
payment standards of the lesser of voucher size or unit size rented. 
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On-Going MTW Activity #14:  Establish flat or market rate policy for over income Public Housing 
residents at conversion of Public Housing to Project Based units 

 
A.  Activity Description 

 
HACSM will permit current residents of public housing undergoing the disposition process and who are not 
eligible to receive a voucher due to exceeding the income limitation of the voucher program, to have the option 
of remaining in the unit at the higher of the flat rate or market rate for the unit for a maximum of 12 months.  
Additionally, should the former resident’s income level in the subsequent six months (after vacating the public 
housing development) decrease to a level that they would be income eligible, they will be allowed to re-apply to 
the project based wait list with a preference.  At such time as the resident vacated the unit, the unit would 
convert to a standard project-based unit. 
 
 

B.  Impact of the activity 
 

Baseline 
(established FY09) Benchmark Metric Impact, as of June 30, 2011 

As of September 2009, 
there are 23 public 
housing residents who are 
over the HCV income 
eligibility limits 

HACSM expects a reduction 
of public housing units 
occupied by over-income 
residents by 50% (12 
residents) in the first year 
following the disposition 
process and the remaining 
21 residents in the second 
year 

Comparison of the 
number of over-
income public housing 
residence before and 
after implementation 

Midway Village was converted to 
PBV in May 2011.  Due to the short 
reporting period, HACSM is not able 
to provide measurable result for this 
activity.  However, HACSM will be 
tracking the households who 
exercise this MTW activity during 
FY12 and will look forward to 
reporting back on the status in 
year’s Annual Report.  
 
El Camino Village has not yet been 
approved for disposition and 
therefore does not have project-
based vouchers. 

 
 

C. If benchmarks were not achieved or if the activity was determined ineffective, provide a 
narrative explanation of the challenges, and if possible, identify potential new strategies that 
might be more effective. 

 
Not applicable at this time. 
 
 

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). 
 
Not applicable at this time. 
 

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

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. 

 
HACSM did not request, or receive, any additional authorization from Attachment C or D for this MTW activity. 

 
G. Authorization for the approved activity 

 
This approved activity is authorized in the HACSM’s Moving To Work Agreement, Attachment C, Paragraph D 

 
MTW authorization is required for this activity because HUD regulations require application of a different income 
limit in the HCV program versus the Public Housing program. 
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On-Going MTW Activity #15:  Institute biennial inspection schedule for units under contract 
 
A.  Activity Description 

 
Effective August 1, 2010, after receiving HUD approval in late June 2010, HACSM began implementation of a 
biennial inspection schedule for all HCV units, with the provision to establish exceptions, such as annually 
inspecting units abated in the previous 12 months.  As stated in the Annual Plan, upon request by the family, 
landlord, or other third parties, HACSM will conduct complaint inspections as is the current practice.  In addition 
to regularly scheduled HQS inspections, HACSM will continue to conduct random quality control inspections to 
ensure that both landlords and families are abiding by the HQS requirements and HQS standards are being 
applied consistently. 
 
Although some units may have a biennial inspection schedule, all units must at all times meet Housing Quality 
Standards while they are under contract. 

 
B.   Impact of the activity 

 
Baseline 
(established FY10) Benchmark Metric Year 1 (FY11)Outcome 

HACSM has 4023 vouchers that 
require annual inspections under 
the current system. 

Reduce the number of 
annual inspections by 
1800 

Compare number of 
annual inspections 
before and after the 
new initiative 

HACSM implemented the biennial 
inspection starting 9/1/2010.  The 
number of inspections before the 
biennial schedule would have been 
3352 for the 10-month period.  The 
biennial scheduled reduced the 
number of inspection to 
approximately 1700. 

On average, it takes 62 minutes 
(249,426 minutes or 4,157 hours 
annually) in total to complete 
each annual inspection, 
including travel time. 

Save 1,860 hours of staff 
time annually 

Conduct time study 
to ensure sufficient 
time is spent to 
produce quality 
inspections 

With close to 2000 hours saved due 
to the biennial schedule, inspectors 
were able to spend on an average 
10 minutes more per inspection to 
produce quality inspections. 

On average, HACSM has $6.57 
in direct material costs per 
inspection or $26,431.11 
annually 

Save $11,826 in direct 
costs Compare direct costs 

before and after the 
new initiative 

Since implementation on 9/1/10, 
HACSM saved $10,853 in direct 
cost. 

Owner outreach/education.  
Situated in one of the costliest 
rental markets, HACSM 
recognizes the need to expand 
its effort in owner outreach and 
education in order to assist 
program participants in locating 
suitable units in the county.  Due 
to the high number of cases per 
housing specialist, currently, 
almost all of the staff time is 
devoted to conducting 
inspections (annuals, interims, 
and move-ins), leaving very little 
time to implement a 

HACSM expects to 
implement an owner 
outreach and education 
program that includes: (1)  
Semi-annual owner 
information workshops, (2)  
6 field visits to owners 
(new and existing) per 
month, (3)  Entering at 
least 16 new comparables 
per month in the HACSM 
rent reasonableness data 
base 

Compare the number 
of owner information 
workshops, field 
visits to owners, and 
track new rent 
reasonableness 
inputs before and 
after implementation 
of the new initiative 

1). HACSM has provided to program 
owners, owner information and 
education material thorough two 
mailings and field visits. 2). HACSM 
conducted over 100 field visits to 
new and existing owners. 
3). HACSM entered into its rent 
reasonableness database 21 new 
comparables per month.  
HACSM is in the planning and 
development stages of a semi-
annual owner information and 
education workshop. The HACSM 
has explored a program called 
SocialServe, a “real-time” housing 
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comprehensive owner outreach 
and education program. 

locator database that could provide 
participants with a wider selection of 
rental properties and provide the 
HACSM with a selection of owners 
to include in its owner outreach 
program.  
 

 
 
 

C.  If benchmarks were not achieved or if the activity was determined ineffective, provide a 
narrative explanation of the challenges, and if possible, identify potential new strategies that 
might be more effective. 
 
HACSM does not plan on revising the benchmarks for this activity as it has been effective in increasing 
HACSM’s administrative efficiencies. 
 

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 has not, nor does not plan to revise the benchmarks or metrics for this activity. 
 
 

E. If data collection methodology has changed, describe original data collection methodology and 
any revisions to the process or change in data collected. 
 
HACSM does not forsee any changes tot eh data collection methodology. 
 
 

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. 

 
HACSM did not request, or receive, any additional authorization from Attachment C or D for this MTW activity. 
 

 
G.   Authorization for the approved activity 
 

The approved activity is authorized in HACSM’s MTW Agreement, Attachment C, Paragraph D(5) and waives 
certain provisions of Section 8(o)(8) of the 1937 Act and 24 C.F.R. 982, Subpart I 
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On-Going MTW Activity #16:  Expand the Section 8 Project Based Voucher Program 
  
A. Activity Description 
 

Effective July 1, 2010 HACSM received HUD’s approval to increase its voucher budget allocation to the 
Project/Provider-Based programs.  Currently HACSM has 384 project-based units.  As a result of this initiative, 
HACSM is proposing to potentially increase the number of project-based units to 1,200.  These programs will be 
one of the major resources for the development of additional affordable housing units and will enable the County 
to meet the goals of the HOPE Plan, San Mateo County’s 10 year plan to end homelessness.  HACSM 
recognizes that the number of available “traditional” HCV vouchers will be decreased as a result.  However, in 
selecting future project-based projects, HACSM will give preference to properties that are newly constructed, 
located near public transportation corridors, and contain energy efficient features.  This will increase housing 
choice for families by increasing the supply of decent, safe, and sanitary affordable housing, i.e this would 
represent units that otherwise would not be constructed. 
 
As part of HACSM’s anticipated Provider-Based program, HACSM is expecting to reach populations in San 
Mateo County who are currently under-served with programs designed in concert with the potential Provider-
Based award designee.  Because the voucher assistance will be directly related to the unique services of the 
Provider-Based program, there is a far greater potential to serve additional families at their time of greatest need, 
with greater flexibility and tailored to their specific barriers. 
 
By diversifying the use of our finite number of vouchers, this initiative will provide a wider variety in type and 
location of housing for our participants, present and future. 

 
 
B. Impact of the activity 
 

Project Based Program 
Baseline 
(established FY10) Benchmark Metric Year 1 (FY11)Outcome 

As of December 15, 2009, 
HACSM has HAP contracts 
with 384 Project Based 
units.  (Please note:  All 
HACSM Project-Based 
Contracts are under the 
Project Based Certificate 
program.  The contracts 
were executed prior to the 
implementation of the 
Project-Based Voucher 
program.) 

Increase the number of 
Project-Based contracted 
units by approximately 100 
units in FY2010-2011 

Compare number of Project-
Based units before and after 
the new initiative 

2 AHAPS, totaling 47 units.  
 
Commitment letters for 30 
units.   
 
HACSM is prioritizing its 
additional Project-Based 
vouchers for newly 
constructed affordable 
housing.  Due to high land 
costs in San Mateo County 
and difficulties in the 
affordable housing finance 
sector, extremely few new 
units are currently in the 
planning stage. 

Based on the current HAP 
costs, as of December 15, 
2009, HACSM spends 
approximately 7.4% of the 
HCV budget authority, 

Increase percentage of 
funding allocation by 
approximately 2% 
(approximately an additional 
$950,000 annually) 

Compare funding allocation 
before and after the new 
initiative 

The aforementioned 77 PBV 
units will require a budget of 
approximately $1,062,600 
annually.  
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($3,600,000) on the Project 
Based program 
 
 
Provider Based Program 
Baseline 
(established FY10) Benchmark Metric Year 1 (FY11)Outcome 

Currently HACSM works 
with 4 Supportive Service 
providers and assists 60 
participants with services-
enriched housing 

Through leveraging of funds 
with supportive service 
agencies, by the end of 
FY2012, HACSM projects a 
67% increase 
(approximately 40 
participants in total – 20 
additional participants in the 
Housing Readiness program 
and 20 new Provider Based 
participants) in the number 
of households served, with 
services-enriched housing 

Compare the number of 
households served, with 
service-enriched housing 
provided by supportive 
services providers 

Housing Readiness:  
No Increase, but have 
allocated 20 additional 
vouchers to be utilized by 
the end of FY12. 
 
By the end of FY12, HACSM 
expects that there will be a 
total of 80 vouchers 
allocated to the HRP. 

   New Provider Based 
Program: 
The RFP process has been 
completed and HACSM is 
currently reviewing 
applications. 

 
C. If benchmarks were not achieved or if the activity was determined ineffective, provide a 

narrative explanation of the challenges, and 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). 
 

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. 
 
HACSM is proposing to remove this research activity as it is not specific enough to provide measurable results.  
As such, HACSM is refocusing the research as outlined in Section B above. 
 

Baseline 
(established FY10) Benchmark Metric 

Currently HACSM has Zero (0) low 
income housing units created by the new 
Project-based/Provider-based program. 

At least 50 additional Project-
based/Provider-based units 
created under the new program 
during FY2011 

Compare the number of Project-
Based/Provider-Based units 
before and after this activity 
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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. 
 

HACSM did not request, or receive, any additional authorization from Attachment C or D for this MTW activity. 
 
G. Authorization for the approved activity 
 

The proposed activity is authorized in HACSM’s MTW Agreement, Attachment C, Paragraph D, 7 (a) (b) (c) and 
waives certain provisions of Sections 8 (o)(13)(B and D) of the 1937 Act and 24 CFR 982.1, 982.102, and CFR 
Part 983 

 
HACSM’s MTW Agreement, Attachment D: Uses of Funds 
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On-Going MTW Activity #17:  Revise Eligibility Standards 
 
A. Activity Description 
 

Effective July 1, 2010, HACSM received HUD approval to apply an asset value limit for all new applicants and 
participants.   HACSM’s new policy states that if an applicant has assets valuing more than $100,000, or a 
present ownership interest in a suitable home in which they have a legal right to reside, they are determined to 
be ineligible for the program.  If a participant experiences an increase in assets, such that their assets are 
currently valued at more than $100,000, or has (since their last reexamination) gained ownership interest in real 
property in which the participant has a legal right to reside, the participant would be determined ineligible for 
continued assistance.  This determination is made through the recertification process, annually or biennially, 
based on the household’s regular recertification schedule.  (Note: HACSM has a biennial recertification schedule 
for elderly and/or disabled households.) 

 
 
B. Impact of the activity 
 

Baseline 
(established FY10) Benchmark Metric Year 1 (FY11) Outcome 

Currently HACSM has 35 
participants with assets valued 
over $100K, one of which was 
admitted to the program during 
calendar year 2009 

HACSM expects a 100% 
reduction in applicants 
admitted to the program 
with assets valued over 
$100K 

HACSM will monitor 
and track, at least 

annually, the number 
of applicants (who 

are not eligible due to 
this initiative), and 

on-going participants 
with assets valued 

over $100K 

As of June 30, 2011, there are 
currently 10 participants with assets 
valued over $100K, all of whom had 
been admitted to the program prior 
to July 1, 2010. 
 
Additionally, in Calendar Year 2010, 
six (6) applicants were denied 
eligibility due to this activity.   

During calendar year 2009, 
HACSM conducted 171 initial 
eligibility appointments from a 
waitlist of 3,600 

HACSM expects a 5% 
increase (approximately 
10 additional 
appointments) in the 
number of initial eligibility 
appointments completed 

During calendar year 2010, HACSM 
conducted 2,276 eligibility 
appointments, representing an over 
1,000% increase 
 
The high % of increase was partly 
due to implementation of new 
programs such as Family 
Unification, VASH, new PBVs for 
HACSM-owned units and an influx 
of portable families. 

 HACSM expects a 5% 
increase (approximately 
10 additional applicants) 
will be moved off the 
waitlist and given the 
opportunity to have 
housing assistance 

In calendar year 2010, HACSM 
briefed and distributed vouchers to 
592 applicants.  This represents 
over an 800% increase (527 
additional households moved off the 
waitlist.)  
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C. If benchmarks were not achieved or if the activity was determined ineffective, provide a 
narrative explanation of the challenges, and if possible, identify potential new strategies that 
might be more effective. 

 
HACSM found this to be an very effective activity and therefore is not planning on making any changes to it. 

 
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 has not, nor does it intent to, make any changes to the research for this activity in FY12. 
 
 
E. If data collection methodology has changed, describe original data collection methodology and 

any revisions to the process or change in data collected. 
 

HACSM has not, nor does it intent to, make any changes to the research for this activity in FY12. 
 
 
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. 
 

HACSM did not request, or receive, any additional authorization from Attachment C or D for this MTW activity. 
 
 
G. Authorization for the approved activity 
 

The approved activity is authorized in HACSM’s MTW Agreement, Attachment C, Paragraph D(3), (a) and waives 
certain provisions of Sections 16(b) and 8(o)(4) of the 1937 Act and 24 C.F.R. 5.603, 5.609, 5.611, 5.628, and 
982.201 
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On-Going MTW Activity #18:  Eliminate 100% excluded income from the income calculation process 
 
A. Activity Description 
 

Although HUD currently regulates which income must not be included when calculating rental assistance, the 
HUD-50058 requires HACSM to report all family income, including income that is excluded from the rental 
assistance calculation process. Given the numerous sources of 100% excludable income, the cost and time 
related to verification and calculation on the 50058 of excluded income is significant and causes unnecessary 
administrative and financial burdens to the agency. The verification and reporting of income that has no affect on 
the amount of housing assistance a family receives also invites unnecessary errors in the reporting and 
calculation process. 
 
With this MTW activity, effective July 1, 2010, HACSM no longer verifies, counts, or reports income that HUD 
specifies as 100% excluded from the income calculation process. Examples of 100% excluded income are food 
stamps, income from minors, and foster care payments. HUD regulation 24 CFR 5.609 (c) provides a complete 
list of all income sources that HUD specifies to be excluded when calculating a family’s annual income. Because 
this income is excluded from the income calculation process, it does not affect the amount of a family’s rental 
assistance. 

 
 
B. Impact of the activity 
 

Baseline 
(established FY10) Benchmark Metric Year 1 (FY11) Outcome 

There are 1021 participant 
families that receive one or more 
types of income that are 
excluded from the income 
calculation process 

HACSM expects a 95% 
decrease in the collection 
of tenant reported income 
from excluded sources. 

Comparison of time 
spent on activity 
under the current 
process versus the 
proposed MTW 
activity 

In FY11, HACSM had 346 
participants with one or more types 
of income that were eligible for 
exclusion from the income 
calculation process.  This did not 
meet the proposed benchmark of a 
95% decrease (51 remaining).   
 
These households were the result of 
two things, HACSM’s biennial 
recertification schedule and Full 
Time Students.    

HACSM spends approximately 
$7.28/file verifying and 
calculating 100% excluded 
income. This time equates to 
salary costs of approximately 
$7,400 annually 

HACSM expects a 75% 
reduction of hours per 
year in staff time for this 
activity, representing 
approximately $5,575 in 
salary costs savings as a 
result of not processing 
and calculating 100% 
excluded income 

Comparison of total 
administrative costs 
for activity under the 
current process 
versus the proposed 
activity 

Eliminate from research effective 
FY11. 
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C. If benchmarks were not achieved or if the activity was determined ineffective, provide a 
narrative explanation of the challenges, and if possible, identify potential new strategies that 
might be more effective. 

 
HACSM has determined that due to the biennial recertification schedule for elderly/disabled households (MTW 
Activity #6), it would not be possible to reach this proposed benchmark within the 1st year.  As such, HACSM is 
not going to make any changes to the activity or the research at this time.  HACSM fully expects to meet or 
exceed the proposed benchmark by the end of FY12. 

 
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 eliminate this aspect of the research for this activity.  As with MTW Activity #8  (Simplify 
Third Party Verifications), it is increasingly more difficult to track and measure these results as it has already 
resulted in increased administrative efficiencies.  Requiring HACSM staff to complete a time study for a process 
that they no longer complete is counter-productive to those efficiencies.  
 

Baseline 
(established FY10) Benchmark Metric 

HACSM spends approximately 
$7.28/file verifying and calculating 100% 
excluded income. This time equates to 
salary costs of approximately $7,400 
annually 

HACSM expects a 75% reduction of hours per 
year in staff time for this activity, representing 
approximately $5,575 in salary costs savings 
as a result of not processing and calculating 
100% excluded income 

Comparison of total 
administrative costs for 
activity under the current 
process versus the 
proposed activity 

 
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 collection methodology has not changed for FY11, however, due to the nature of this MTW activity, 
requiring staff to complete an extensive time study each year defeats the increased administrative efficiencies 
and time savings of the activity itself.  And, HACSM expects that time required for this activity should remain 
fairly consistent in each subsequent year so there will be no increase in savings from FY to FY, to measure. 

 
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. 
 

HACSM did not request, or receive, any additional authorization from Attachment C or D for this MTW activity. 
 
G.  Authorization for the approved activity 
 

This approved activity is authorized in HACSM’s Moving to Work Agreement, Attachment C, Paragraph D (1) (c) 
and Attachment C, Paragraph D (3) (b) and waives certain provisions of Sections 8 (o) (5) of the 1937 Act and 
24 CFR 982.516, and 982 Subpart E 
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On-Going MTW Activity #19:  Eliminate the requirement to complete new HAP contract with utility 
responsibility changes 

 
A. Activity Description 
 

CFR 982.308 (g) (2) (i) requires PHAs to execute a new HAP contract with the owner if there are any changes in 
lease requirements governing tenant or owner responsibilities for utilities or appliances.  Effective July 1, 2010, 
HACSM received HUD approval to eliminate the requirement of executing a new HAP contract with the owner in 
such instances as described above.  Instead, upon receipt of a written notification from the tenant or the owner 
detailing the changes, HACSM will review the contract rent to ensure its rent reasonableness, adjust the tenant 
portion of rent and HAP payment if applicable, and confirm the changes by issuing a rent change notice. 
 
It is important to note that this initiative only applies to participants who have a HAP contract in place prior to July 
1, 2010 and who do not relocate.  All other new, or relocating, participants are immediately entered into the 
Tiered Subsidy Table (TST) program.  Due to the design of the TST initiative, the utility responsibilities are 
already factored in to the housing assistance, whether or not the participant or owner is responsible and 
therefore this activity would never be required.  (For additional information on the TST program, please see on-
going activity #9.) 

 
B. Impact of the activity 
 

Baseline 
(established FY10) Benchmark Metric Year 1 (FY11) Outcome 

34  HAP contracts were 
executed prior to the new 
policy 

There will be no HAP 
contracts executed for 
utility or appliance 
changes, representing a 
100% reduction 

Compare number of new 
contracts and the staff time 
required to execute new 
contracts due to utility 
changes before and after 
the new initiative.  Calculate 
time saved in dollars by 
using the average of Office 
Specialist and Housing 
Occupancy Specialist salary 
and benefit costs. 

 

There have been approximately 10 
utility responsibility changes in 
FY11.  No HAP contracts were 
executed, achieving a 100% 
reduction. 

34 hours required to 
prepare and process utility 
or appliance changes 
(1hour/contract) with an 
annual cost of $1,339 
($39.39/hour x 34 hours) 

HACSM expects an 80% 
(approximately 27 hours 
at a rate of 12 
minutes/contract) 
reduction in staff time 
required to prepare and 
process utility changes 
and a cost savings of 
approximately $1,064 
($39.39/hour x 27 hours) 

Eliminating processes of 10 HAP 
contracts resulted in $394 in cost 
savings. 

 
 
C. If benchmarks were not achieved or if the activity was determined ineffective, provide a 

narrative explanation of the challenges, and if possible, identify potential new strategies that 
might be more effective. 

 
This activity has been effective in meeting HACSM’s goal of increasing administrative efficiencies. 

 
 



Housing Authority of the County of San Mateo – MTW Annual Report FY2011 

MTW Annual Report  07/01/2010 – 06/30/2011 69 of 75  

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 not proposing to change the benchmarks or metrics for this activity. 
 
 

E. If data collection methodology has changed, describe original data collection methodology and 
any revisions to the process or change in data collected. 

 
HACSM is not changing the data collection or methodology at this time. 

 
 
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. 
 

HACSM did not request, or receive, any additional authorization from Attachment C or D for this MTW activity. 
 
 
G.  Authorization for the approved activity 
 

The approved activity is authorized in HACSM’s MTW Agreement, Attachment C, Section D(2)(b) and waives 
certain provisions of Section 8(o)(7) and 8(o)(13) of the 1937 Act and 24 C.F.R. 982.308, 982.451, and 983 
Subpart E 
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On-Going MTW Activity #20:  Apply current payment standards at interim reexamination 
 
A. Activity Description 
 
Current HUD regulations require that when the payment standard increases during the term of the HAP Contract, the 
increased payment standard will be used to calculate the monthly housing assistance payment for the family at the 
family’s first regular reexamination on or after the effective date of the increase in the payment standard. If the 
payment standard decreases during the term of the HAP Contract, the lower payment standard generally will be used 
at the family’s second regular reexamination following the effective date of the decrease in payment standard.  In 
addition, irrespective of any increase or decrease in the payment standard, if the family unit size increases or 
decreases during the HAP contract term, the new family unit size must be used to determine the payment standard 
for the family beginning at the family’s first regular reexamination following the change in family unit size. 

 
To reduce the family’s rent burden, eliminate the confusion among staff, and to increase housing choice for families, 
effective July 1, 2010, HACSM implemented a policy to apply the current payment standard to the calculation of the 
monthly housing assistance payment at whatever time the action is being processed (i.e. interim reexaminations, 
annual reexaminations). HACSM will continue to give the family at least 30 days notice of the rent increase in the 
event the family’s rent portion increases as a result of this proposal. 
 
It is important to note that this initiative only applies to participants who had a HAP contract in place prior to July 1, 
2010 and who have not relocated or have not yet had an annual/biennial recertification since March 1, 2011.   All 
other new, or relocating, participants immediately move into HACSM’s TST program where payment standards no 
longer apply.    (For additional information on the TST, please see On-Going MTW Activity #9.) 
 
 
B. Impact of the activity 
 

Baseline 
(established FY10) Benchmark Metric Year 1 (FY11) Outcome 

HACSM processed a total of 90 
interim reexaminations during 
the month of November 2009.  
When annualized, HACSM 
processed, on average 
approximately 1080 interim 
reexaminations in the last 12 
month period. 

HACSM expects that the 
average number of 
interims to remain 
constant during the next 
calendar year 

HACSM will compare 
the number of interim 
appointments 
processed during the 
12 month period 
before and after the 
implementation of 
this initiative 

HACSM processed a total of 30 (on 
average) interims per month during 
the months of April, May and June, 
2011.  When annualized, HACSM 
processed approximately 360 
interim reexaminations in FY11 for 
participants who have not converted 
to the TST program. 
 
Due to the fact that there were no 
changes in the payment standards 
during FY11, there is no way to 
measure the effect of this activity. 

HACSM experienced 
approximately a 1-2% rate of 
error in the application of an 
incorrect payment standard in 
files reviewed by the Quality 
Assurance Unit.  When applied 
to all 4023 vouchers, that rate 
would reflect approximately 80 

HACSM expects that the 
rate of errors in the 
application of payment 
standards to be reduced 
to less than 1% 
(approximately 40 files) 
due to this initiative 

HACSM will continue 
to monitor the file 
review error rate 
during the file review 
process before and 
after implementation 

Due to nearly 60% of all HACSM 
voucher holders now on the TST 
program, there are far fewer 
households with the traditional 
subsidy calculation process. 
 
During FY11 QA file reviews, of the 
150 non-TST files reviewed none 
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files annually that were 
processed, and would require 
correction of the payment 
standard 

had errors related to the application 
of an incorrect PS.  This decrease in 
PS errors, more than met the 
proposed baseline measurement. 

 
 
 
C. If benchmarks were not achieved or if the activity was determined ineffective, provide a 

narrative explanation of the challenges, and if possible, identify potential new strategies that 
might be more effective. 

 
HACSM has found this activity to be effective in increasing administrative efficiencies. 

 
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 does not plan on revising the benchmarks or metrics for this activity. 
 
E. If data collection methodology has changed, describe original data collection methodology and 

any revisions to the process or change in data collected. 
 

HACSM is not planning to revise the data collection or methodology for this activity. 
 
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. 
 

HACSM did not request, or receive, any additional authorization from Attachment C or D for this MTW activity. 
 
G.  Authorization for the approved activity 
 

This proposed activity is authorized in the HACSM Moving to Work Agreement, Attachment C, Paragraph D 
(1)(c) and Paragraph D (2)(a) and waives certain provisions of Section 8 (o) (1), 8 (o) (2), 8 (o) (3), 8 (o) (5) and 
8 (o) (13) (H)-(I) of the 1937 Act, and 24 CFR 982.503, 24 CFR 982.505 (5), 24 CFR 982.508, 24 CFR 982.516 
and 24 CFR 982.518 as necessary to implement HACSM’s MTW Plan 
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SECTION VII – Sources and Uses of Funding 
 
A.  Planned versus Actual Sources and Uses of MTW Funds  
 
 

The chart below summarizes the HACSM consolidated MTW Budget and Actuals for Fiscal Year 2011 (July 1, 
2010 – June 30, 2011).  This chart lists all budget and actual revenues and expenditures for all funding sources 
that comprise the MTW Block Grant Funds including; Section 9 Operating Funds; Section 9 Capital Funds; and  
Section 8 Housing Choice Voucher  Assistance Payments and Administrative fees. 
 

 
 

Budget Actual Variance Variance %
Revenue (Sources): 
MTW Program HAP & Admin Fees 58,350,192.00 60,635,990.00 2,285,798.00 3.92%
Public Housing Operating Fund 125,000.00 127,146.00 2,146.00 1.72%
Public Housing Capital Fund 425,000.00 379,031.00 (45,969.00) -10.82%
Rental Income 1,257,508.00 1,392,614.00 135,106.00 10.74%
Investment Income (A) 147,000.00 214,093.00 67,093.00 45.64%
Miscellaneous Income (B) 125,775.00 224,968.00 99,193.00 78.87%
  Total Revenue 60,430,475.00 62,973,842.00 2,543,367.00 4.21%

Expense (Uses):
Administration and General Expense 5,662,441.73 5,778,033.00 115,591.27 2.04%
Utilities 134,500.00 159,566.00 25,066.00 18.64%
Operations and Maintenance 709,404.94 769,121.00 59,716.06 8.42%
Housing Assistance Payments 53,264,128.33 53,770,104.00 505,975.67 0.95%
Development and Capital Projects ( C ) 660,000.00 407,040.00 (252,960.00) -38.33%
  Total Expense 60,430,475.00 60,883,864.00 453,389.00 0.75%
  Operating Income/(Loss) 0.00 2,089,978.00 2,089,978.00

Consolidated Sources and Uses of MTW Funds
Fiscal Year Ended June 30, 2011

 
 

 
Explanation of Variances Over/(Under) 20%: 

 

(A) Investment increases in available cash and rate of return. 
(B) Increased Fraud recovery repayment agreements. 
(C)  New computer system costs not fully realized in this fiscal year 

 
 
 
 
Planned versus Actual Sources and Uses of Non - MTW Funds 
 
The chart below summarizes the HACSM Consolidated Non-MTW Budget and Actuals for Fiscal Year 2011 (July 
1, 2010 – June 30, 2011).  This chart lists all planned and actual revenue and expenditures for other funds that 
are not eligible MTW Block Grant funds (including state and local funds), and ARRA.   
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Budget Actual Variance
Revenue (Sources): 
Grants 3,700,874.00 3,309,346.00 (391,528.00)
Non-MTW HAP and admin fees 4,191,143.00 5,222,645.00 1,031,502.00
Rental Income 773,100.00 803,629.00 30,529.00
Investment Income 36,003.98 49,050.00 13,046.02
Miscellaneous Income 46,175.00 110,949.00 64,774.00
  Total Revenue 8,747,295.98 9,495,619.00 748,323.02

Expense (Uses):
Administration and General Expense 1,180,295.96 1,294,390.00 114,094.04
Utilities 57,700.00 66,660.00 8,960.00
Operations and Maintenance 188,634.98 227,016.00 38,381.02
Housing Assistance Payments 6,687,803.00 6,671,514.00 (16,289.00)
Development and Capital Projects 450,089.00 237,820.00 (212,269.00)
  Total Expense 8,564,522.94 8,497,400.00 (67,122.94)
  Operating Income/(Loss) 182,773.04 998,219.00

Consolidated Sources and Uses of NON-MTW Funds
Fiscal Year Ended June 30, 2011

 
       
 
 
B.  Planned versus Actual Sources and Uses of State or local funds 
 

HACSM did not separate State and Local funds for FY2011.  HACSM has included all such information in the 
two tables above. 
 
 

C.  Planned versus Actual Sources and Uses of the COCC 
 

Not applicable 
 
 
D.  If using a cost allocation or fee-for-service approach that is different from the 1937 Act 

requirements, describe the actual deviations that were made during the Plan year; and  
 

Not applicable 
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E.  List or describe planned vs. actual use of single-fund flexibility 
 

On July 1, 2008, HACSM received HUD approval to block grant all MTW programs.  Prior to July 1, 2008, 
HACSM was required to maintain two programs, the traditional HCV program and its original MTW program. 
 
HACSM firmly believed that the financial and programmatic unification would allow the agency to streamline 
administrative practices, simplify rent and occupancy policies and maximize financial resources.  With reduction 
in program costs and increase in efficiency, HACSM may assist the maximum number of qualified households 
intended by HUD’s allocation. 
 
In FY 2008-2009, HACSM submitted an amendment to Attachment A, further clarifying it’s desire to block grant 
all MTW program funds. 
 
On March 3, 2010, HACSM received the executed grant amendment for Attachment A.  Due to the date in which 
Attachment A was executed, HACSM was not able use its single fund budget flexibility in FY 2010. 
 
HACSM intends to use MTW funds for its new Project-Based Assistance (PBA) program.  FY2011 was a 
planning and RFP period.  Contracts for service are expected to be in place by mid-FY2012. 
 

 
F.  Optional – List planned vs. actual reserve balances at the end of the Plan year 
 
 
 
G.  Optional – In plan Appendix, provide planned vs. actual sources and uses by AMP 
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SECTION VIII – Administrative 
 

 
A.  Description of progress on the correction or elimination of observed deficiencies cited in 

monitoring visits, physical inspections, or other oversight and monitoring mechanisms, if 
applicable. 

 
HACSM does not have any on-going corrective action plans from any monitoring visits, physical inspections or 
other oversight or monitoring mechanisms. 
 

 
B.  Results of latest Agency-directed evaluations of the demonstration, as applicable. 
 

Not applicable.  However, in FY11 HACSM implemented the Agency Self Assessment (ASA), its own quality 
assurance program to self-monitor and determine on-going compliance with all program regulations, policies and 
procedures. 
 
HACSM is including a copy of FY11 ASA with this report. 
 

 
C. Performance and Evaluation Report for Capital Fund activities not included in the MTW Block 

Grant, as an attachment to the Report. 
 

See Appendix Five of this report for information on the Capital Funds for FY2009, HACSM’s ARRA Funds, and 
Capital Funds for FY2010. 
 

 
D.  Certification that the Agency has met the three statutory requirements. 
 

See Appendix Six of this report for HACSM’s signed certification of compliance. 
 



Housing Authority of the County of San Mateo – MTW Annual Report FY2011 

MTW Annual Report  07/01/2010 – 06/30/2011 
 

 
 
 
 
 
 
 
 
 

Appendix One 
 
 

HACSM’s Hardship Policy 
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HACSM Hardship Policy 
For MTW Initiatives 

 
HACSM’s Hardship Policy is designed to address: 
 

• Rent reform initiatives 
o Tiered Subsidy Table Activity 
o Payment Standard Activity 
o Full Time Student Activity 
o Foster Care, KinGap, and Adoption Assistance Activity 

 
• Time limited assistance 

 
All hardship requests must be made in writing, stating both the reason for the hardship 
and the expected duration. 
 
Each request will be reviewed and weighed against other local resources available to the 
family.  The result of the review may consist in referral to other local resources, an 
adjustment in the portion of the family’s rent, or an extension in the length of subsidy 
assistance given.   
 
 
 
 
The Qualification factors for all Rent Reform Initiatives 
 
 

Rent Reform (Tiered Subsidy Table) 
 
In order to qualify for hardship exemptions, households must meet all of the criteria listed 
below: 

1. The household is in compliance with all the program rules and regulations  
2. The household does not owe HACSM any money or is current with a re-

payment agreement 
3. The household must be admitted to the program prior to March 1, 2010 
4. The household has not relocated on or after March 1, 2010 
5. The household must experience an increase of $25.00 or more in rent as a 

direct result of the MTW rent reform initiatives 
6. The household requested the hardship waiver within the deadline set by 

HACSM.  Households have 10 business days from the date of their “Notice of 
Change” letter in which to request an Informal Hearing and/or Hardship 
Review. 

7. The household has not received a rent reform hardship relief for tiered subsidy  
calculation previously 
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Rent Reform (Payment Standards Application at Interim) 

* Note: This Hardship policy does not apply to Payment 
Standard Changes at Annual or Biennial Recertifications 

 
In order to qualify for hardship exemptions, households must meet all of the criteria listed 
below: 

1. The household is in compliance with all the program rules and regulations  
2. The household does not owe HACSM any money or is current with a re-

payment agreement 
3. The household must be admitted to the program prior to July 1, 2010 
4. The household has not relocated on or after July 1, 2010 
5. The household must experience an increase of $25.00 or more in rent as a 

direct result of the MTW rent reform initiatives 
6. The household requested the hardship waiver within the deadline set by 

HACSM.  Households have 10 business days from the date of their 
“Notice of Change” letter in which to request an Informal Hearing and/or 
Hardship Review. 

7. The household has not received a rent reform hardship relief for the 
Payment Standards application at interim recertification previously 

 
 

Rent Reform (Full Time Students) 
 

In order to qualify for hardship exemptions, households must meet all of the criteria listed 
below: 

1. The household is in compliance with all the program rules and regulations  
2. The household does not owe HACSM any money or is current with a re-

payment agreement 
3. The household must be admitted to and have a household member with 

FTS in their household prior to July 1, 2011.  The FTS status must be 
established at the last annual or interim recertification prior to July 1, 2011 

4. The household must experience an increase of $25.00 or more in rent as a 
direct result of the MTW rent reform initiatives 

5. The household requested the hardship waiver within the deadline set by 
HACSM.  Households have 10 business days from the date of their 
“Notice of Change” letter in which to request an Informal Hearing and/or 
Hardship Review. 

6. The household has not received a rent reform hardship relief for full time 
students income inclusion previously 

 
 
Rent Reform (Foster Care, KinGap and Adoption Assistance) 

 
In order to qualify for hardship exemptions, households must meet all of the criteria listed 
below: 

1. The household is in compliance with all the program rules and regulations  
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2. The household does not owe HACSM any money or is current with a re-
payment agreement 

3. The household must be admitted to the program and have the foster 
child/adult in their household prior to July 1, 2011.  The Foster 
Child/Adult status of the household member must be established at the last 
annual or interim recertification prior to July 1, 2011 

4. The household must experience an increase of $25.00 or more in rent as a 
direct result of the MTW rent reform initiatives 

5. The household requested the hardship waiver within the deadline set by 
HACSM.  Households have 10 business days from the date of their 
“Notice of Change” letter in which to request an Informal Hearing and/or 
Hardship Review. 

6. The household has not received a rent reform hardship relief for Foster 
Care, KinGap, or Adoption Assistance income inclusion previously 

 
 

 
The Approval Process for all Rent Reform Initiatives 

1. Households who meet the criteria listed above may mail, fax, or e-mail their 
request to HACSM 

2. Housing Occupancy Specialist will review the request promptly, using the 
HACSM provided tool, calculate the tenant rent and forward the result and the 
tenant file to the supervisor 

3. Supervisor approves the new rent if there are no other issues.  If there are 
other issues, the supervisor will conduct further review and consult with 
Housing Rental Programs Manager. 

 
 

 
The Hardship Relief for all Rent Reform Initiatives 

Households who qualify and receive wavier approval may pay their portion of 
rent based on the HACSM wavier calculation until their next recertification or 
relocation.  At the next annual recertification, biennial recertification, or 
relocation, whichever comes first, the household will automatically be subject to 
the rent reform initiatives. 
 
Note:  Each household is only eligible for one term of relief for each rent reform 
initiative and if the household qualifies for more than one relief at any given 
recertification (annual or interim), the reliefs will be calculated concurrently. 

 
 

 
 

Hardship Policy – Time Limited Assistance 
 
A. Qualification 

1. The household is in compliance with all the program rules and regulations  
2. The household does not owe HACSM any money or is current with a re-
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payment agreement 
3. The Head of household and all the adult (18 and over) household members are 

62 years of age or older and/or people with disabilities  
4. The Head of household is the sole adult member who is responsible to care for 

a minor (under 18) household member who is a person with disability.  
(HUD’s definition of disability for the Section 8 Voucher Program shall 
apply.) 

 
B. Approval Process 

1. Households who meet the criteria listed above may mail or fax their request to 
HACSM 

2. Family Self-Sufficiency Coordinator will review the request promptly and 
forward the file to the supervisor with his/her recommendation 

3. Supervisor approves the extension if there are no other issues.  Otherwise, the 
request will be submitted to the Hardship Committee for further review. 

 
C. Relief 

 
The length of assistance may be extended and will be determined by HACSM or 
the Hardship Committee on a case-by-case basis.  Decisions reached by the 
HACSM or Hardship Committee will be final. 
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HOUSING AUTHORITY OF THE COUNTY OF SAN MATEO 
264 Harbor Blvd. #A, Belmont, CA  94002 Fax (650) 802-3372 

 
 
September 6, 2011 
 
      
      
      
 
Subject:  Tenant -  Rent Review Request 
 
Dear      , 
 
Per your request, the Housing Authority of the County of San Mateo (HACSM) has reviewed your 
rent calculation and has determined that our calculation of your annual adjusted income, based 
on the information you provided at your recertification appointment, was correct.  The increase in 
your portion of rent appears to be the result of HACSM’s Rent Reform initiatives. If that is the 
case, you may be eligible for a hardship exemption for a limited period of time. 
 
Your estimated rent portion, if the Hardship Review determines that your rent increase is solely 
due to the rent reform initiative, may be approximately $     . 
 
In order for the HACSM to proceed with the hardship review, this form must be signed, dated, and 
returned to our office no later than      . 
 
Upon receipt of this signed form, HACSM will review your hardship request and if approved, will 
send you a new Notice Of Change (NOC) with the modified rent portions. 
 
Sincerely, 
 
 
 
      
Housing Occupancy Specialist, (650)       
 
 
Qualifications for a Hardship Review: 
 

• Your household is in compliance with all the HACSM program rules and regulations 
• Your household does not owe HACSM any money or is current with a repayment 

agreement 
• Your household was admitted to the HCV program prior to March 1, 2010 
• Your household has not relocated on or after March 1, 2010 
• Your household is experiencing a rent increase greater than or equal to $25 solely due to 

HACSM’s rent reform initiatives 
• Your household is requesting the hardship review within the deadline set by HACSM 
• Your household has not been granted a hardship exemption since March 1, 2010 

 
 

By signing this form, I acknowledge that I reviewed the above qualifications and that I 
meet all the requirements.  I hereby request HACSM to proceed with the Hardship 
Review. 

 
By signing this form, I understand the hardship exemption, if approved, will be granted 
one time only and will cease at my next annual/biennial recertification, or at my next 
relocation, whichever comes first. 

 
WARNING:   Section 1001 of Title 18 of the U.S. Code states that a person is guilty of a felony for knowingly and willingly making false or 
fraudulent statements to any department or agency of the United States.  I certify that I have supplied accurate and complete information.  I understand 
that reporting false or incomplete information is fraud and may result in denial or termination of rental housing assistance. 
 

   
Signature of Head of Household  Date 
   

 
For HACSM use only:  Approved _______________________________ Date: ________________ 
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MTW Rent Reform Initiatives - Hardship Exemption Determination TST Only

Note:  Review income and deductions first to ensure the annual adjusted income was calculated correctly.

Name: Voucher Size 0 PS
1. Was the participant admitted to the program on or prior to March 1, 2010? Yes Unit Size 0 0 1138
2. Has the participant not relocated since March 1, 2010? Yes 1 1399
3. Was the prior rent calculation based on the tranditional HCV rules? Yes 0 2 1751
Proceed if all answers to the above questions are "yes" Payment Standard 1138 3 2337
Consult with your supervisor if one of the answers is "no" 4 2471

5 2841
6 3212

Annual adjusted income from calculation tape
TTP 50
Contract rent 42321
Current utility allowance
HCV HAP before proration 1088
Is this a mixed family?
Total no. in family (an entry is required for all family type)
Total no. of eligible in family (an entry is required for all family type)
HCV HAP #DIV/0!
HCV Tenant Rent #DIV/0!
TST Tenant Rent (from current NOC)

Difference  #DIV/0!

HOS:

Date:

Supervisor Signature: Approved

Date:

If the difference is less than $25, consult with your supervisor

HACSM uses this spreadsheet to determine 
whether or not a participant is eligible for 
hardship relief from the TST or if their rental 
increase is due to other facctors such as 
new household memebers with income, or 
an increase in income period, etc.

All requests require supervisor review prior 
to processing.

HACSM staff complete all the blue boxes 
and the spreadsheet determines the 
calculation.
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Name:

TST Transition? Student (24+)?

Yes Yes

1. Adjusted Annual Income (from HCV Calc Worksheet) -400

2. Was the participant admitted to the program on or prior to March 1, 2010? Yes

3. Has the participant remained in the same unit since on or before March 1, 2010? Yes

4. Was the prior rent calculation based on the tranditional HCV rules? Yes

5. Was the household one of the families that has not converted to TST? Yes

TTP 50

Contract rent Voucher Size PS

Current utility allowance Unit Size 0 1138

HCV HAP before proration -50 1 1399

Is this a mixed family? No 0 2 1751

Total no. in family (an entry is required for all family type) Payment Standard 1138 3 2337

Total no. of eligible in family (an entry is required for all family type) 4 2471

HCV HAP #DIV/0! 5 2841

HCV Tenant Rent #DIV/0! 6 3212

TST Tenant Rent (from current NOC)

#DIV/0!

TST Subsidy from current NOC 0

TST Subsidy based on AAI from Question 1 (above) 0

0

HOS: Date:

Approved

Supervisor Signature:     Date:

MTW Rent Reform Initiatives - Hardship Exemption Determination - Co-Occurance

Part III: Co-occurance Exemptions (without TST Hardship).                                                             

 Re-do TST look-up table based on AAI from Question #1 above.

Foster Care/  KinGap/ Adoption 

Assistance?

No

This hardship exemption determination is due to:

NOTE:  Questions 2 - 5 must be "Yes" to qualify TST and other co-occurance hardship exemptions.                               

Otherwise, go to Part III.

If the difference is less than $25, consult with your supervisor

Part II:  Co-occurance Exemptions (including  TST)

If the participant is already on the TST and/or NOT eligible for TST hardship exemption, go to Part III.                                                                    

If the participant is eligible for TST hardship exemption then proceed to answer questions 5 to 8.

If the difference is less than $25, consult with your supervisor

Part I: Calculation of adjusted income under traditional HCV rules

HACSM uses this spreadsheet to determine whether 
or not a participant is eligible for hardship relief  
when multiple MTW activities are implemented 
simolutaneously for a household.  This spreadsheet 
assists the HACSM staff to determine whether or not 
their rental increase is due to the MTW activities or 
other facctors such as new household memebers 
with income, or an increase in income period, etc.

All requests require supervisor review prior to 
processing.

HACSM staff complete all the blue boxes and the 
spreadsheet determines the calculation.



Housing Authority of the County of San Mateo – MTW Annual Report FY2011 

MTW Annual Report  07/01/2010 – 06/30/2011 
 

 
 
 
 
 
 
 
 
 

Appendix Two 
 
 

HACSM’s Affordability Calculation Tool 

 

 



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

Tenant Rent Calculation Voucher Size
Tenant Name B Smith 3 2
Voucher Size 3

Unit size 3
Contract Rent: $1,950 $1,616 $1,000

HAP: $1,616
Tenant Rent: $334 Subsidy Used in Rent Cal

Mixed Family Only
Total No. in Family:

No. of Eligible:

Affordability Test

Annual Adjusted Income From File $24,000
Tenant rent as percertage of monthly 
adjusted income per file: 16.70%

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". $100

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 actual monthly income (income from 
file and the additional income listed above): $2,100
Tenant rent burden: 16%

Tenant Meets Affordability Test

HOS

Date

Supervisor 

Date

$1,616

Subsidies Stated on Voucher

This example  clearly shows that 
the unit would be affordable for 
the participant.

Rev. 3/1/2010 Printed on 6/24/2010



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

Tenant Rent Calculation Voucher Size
Tenant Name John Doe 3 2
Voucher Size 3

Unit size 4
Contract Rent: $2,900 $1,391 $742

HAP: $1,391
Tenant Rent: $1,509 Subsidy Used in Rent Cal

Mixed Family Only
Total No. in Family:

No. of Eligible:

Affordability Test

Annual Adjusted Income From File $35,000
Tenant rent as percertage of monthly 
adjusted income per file: 51.74%

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". $100

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 actual monthly income (income from 
file and the additional income listed above): $3,017
Tenant rent burden: 50%

Supervisor Approval is Required

HOS

Date

Supervisor 

Date

$1,391

Subsidies Stated on Voucher

This example  clearly shows that 
the unit would not be affordable 
for the participant. Supervisorary 
review would be required prior to 
approving the unit.

Rev. 3/1/2010 Printed on 6/24/2010



Housing Authority of the County of San Mateo
Tenant Rent Calculation and Affordability Worksheet for the  Traditional HCV Program

Tenant Rent Calculation PS
Tenant Name: John Thompson 0 1138

Most current TTP from file: $326 1 1399
Unit size: 2 2 1751

Voucher size: 2 3 2337
Contract Rent: $2,000 4 2471

Utility allowance: $0 5 2841
Tenant rent: $575 6 3212

HAP $1,425
2 1751

Affordability Test
Tenant rent as percertage of monthly 
adjusted income per file: 53%

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 1087

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

This example shows 
that the unit, based 
on the information 
provided, would not
be affordable for the 
participant.  
Additional 
Supervisory review 
would be required for 
approval.



Housing Authority of the County of San Mateo
Tenant Rent Calculation and Affordability Worksheet for the  Traditional HCV Program

Tenant Rent Calculation PS
Tenant Name: B Smith 0 1138

Most current TTP from file: $200 1 1399
Unit size: 3 2 1751

Voucher size: 3 3 2337
Contract Rent: $1,950 4 2471

Utility allowance: $150 5 2841
Tenant rent: $50 6 3212

HAP $1,900
3 2337

Affordability Test
Tenant rent as percertage of monthly 
adjusted income per file: 30%

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". $0 667

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

This example shows 
that the unit, based 
on the information 
provided, would be 
affordable for the 
participant.  
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Appendix Three 
 
 

HACSM’s Tiered Subsidy Tables (TST) 

 

 



HOUSING AUTHORITY OF THE COUNTY OF SAN MATEO 
 
 

TIERED SUBSIDY TABLES 
 
 

Project Based Properties (only) 
 

        AAI Range 0 Bdrm 1 Bdrm 2 Bdrm 3 Bdrm 4 Bdrm SRO 
0 1,999 865 1074 1410 1830 1936         649  

2,000 4,999 791 1037 1373 1793 1899         593  
5,000 7,999 716 962 1298 1718 1824         537  
8,000 10,999 641 887 1223 1643 1749         481  

11,000 13,999 566 812 1148 1568 1674         425  
14,000 16,999 491 737 1073 1493 1599         368  
17,000 19,999 416 662 998 1418 1524         312  
20,000 22,999 341 587 923 1343 1449         256  
23,000 25,999 266 512 848 1268 1374         200  
26,000 28,999 191 437 773 1193 1299         143  
29,000 31,999 116 362 698 1118 1224           87  
32,000 34,999 41 287 623 1043 1149           31  
35,000 37,999 0 212 548 968 1074          0  
38,000 40,999 0 137 473 893 999          0  
41,000 43,999 0 62 398 818 924          0  
44,000 46,999 0 0 323 743 849          0  
47,000 49,999 0 0 248 668 774          0  
50,000 52,999 0 0 173 593 699          0  
53,000 55,999 0 0 98 518 624          0  
56,000 58,999 0 0 23 443 549          0  
59,000 61,999 0 0 0 368 474          0  
62,000 64,999 0 0 0 293 399          0  
65,000 67,999 0 0 0 218 324          0  
68,000 70,999 0 0 0 143 249          0  
71,000 73,999 0 0 0 68 174          0  
74,000 76,999 0 0 0 0 99          0  
77,000 79,999 0 0 0 0 24          0  
80,000 82,999 0 0 0 0 0          0  

 

 

               

(Turn page over for 

Tenant Based Program TST) 
 

Effective 3/1/2010 



TIERED SUBSIDY TABLE 
   

Tenant Based Properties (MTW/FSS, HCV) 
         AAI Range 0 Bdrm 1 Bdrm 2 Bdrm 3 Bdrm 4 Bdrm 5 Bdrm 6 Bdrm 

0 1,999 1002 1243 1604 2253 2383 2423 2794 
2,000 4,999 928 1206 1567 2216 2346 2386 2757 
5,000 7,999 853 1131 1492 2141 2271 2311 2682 
8,000 10,999 778 1056 1417 2066 2196 2236 2607 

11,000 13,999 703 981 1342 1991 2121 2161 2532 
14,000 16,999 628 906 1267 1916 2046 2086 2457 
17,000 19,999 553 831 1192 1841 1971 2011 2382 
20,000 22,999 478 756 1117 1766 1896 1936 2307 
23,000 25,999 403 681 1042 1691 1821 1861 2232 
26,000 28,999 328 606 967 1616 1746 1786 2157 
29,000 31,999 253 531 892 1541 1671 1711 2082 
32,000 34,999 178 456 817 1466 1596 1636 2007 
35,000 37,999 103 381 742 1391 1521 1561 1932 
38,000 40,999 28 306 667 1316 1446 1486 1857 
41,000 43,999 0 231 592 1241 1371 1411 1782 
44,000 46,999 0 156 517 1166 1296 1336 1707 
47,000 49,999 0 81 442 1091 1221 1261 1632 
50,000 52,999 0 6 367 1016 1146 1186 1557 
53,000 55,999 0 0 292 941 1071 1111 1482 
56,000 58,999 0 0 217 866 996 1036 1407 
59,000 61,999 0 0 142 791 921 961 1332 
62,000 64,999 0 0 67 716 846 886 1257 
65,000 67,999 0 0 0 641 771 811 1182 
68,000 70,999 0 0 0 566 696 736 1107 
71,000 73,999 0 0 0 491 621 661 1032 
74,000 76,999 0 0 0 416 546 586 957 
77,000 79,999 0 0 0 341 471 511 882 
80,000 82,999 0 0 0 266 396 436 807 
83,000 85,999 0 0 0 191 321 361 732 
86,000 88,999 0 0 0 116 246 286 657 
89,000 91,999 0 0 0 41 171 211 582 
92,000 94,999 0 0 0 0 96 136 507 
95,000 97,999 0 0 0 0 21 61 432 
98,000 100,999 0 0 0 0 0 0 357 

101,000 103,999 0 0 0 0 0 0 282 
104,000 106,999 0 0 0 0 0 0 207 
107,000 109,999 0 0 0 0 0 0 132 
110,000 112,999 0 0 0 0 0 0 57 
113,000 115,999 0 0 0 0 0 0 0 
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HOUSING AUTHORITY OF THE COUNTY OF SAN MATEO 
 

TIERED SUBSIDY TABLES 
 

Project Based Properties (only) 
 

Effective May 1, 2011 
 

AAI Range 0 
Bdrm 

1 
Bdrm 

2 
Bdrm 

3 
Bdrm 

4 
Bdrm SRO 

0 1,999 976 1201 1466 1884 1991 712 
2,000 4,999 889 1114 1379 1797 1904 619 
5,000 7,999 814 1039 1304 1722 1829 563 
8,000 10,999 739 964 1229 1647 1754 506 

11,000 13,999 664 889 1154 1572 1679 450 
14,000 16,999 589 814 1079 1497 1604 394 
17,000 19,999 514 739 1004 1422 1529 338 
20,000 22,999 439 664 929 1347 1454 281 
23,000 25,999 364 589 854 1272 1379 225 
26,000 28,999 289 514 779 1197 1304 169 
29,000 31,999 214 439 704 1122 1229 113 
32,000 34,999 139 364 629 1047 1154 56 
35,000 37,999 64 289 554 972 1079 0 
38,000 40,999 0 214 479 897 1004 0 
41,000 43,999 0 139 404 822 929 0 
44,000 46,999 0 64 329 747 854 0 
47,000 49,999 0 0 254 672 779 0 
50,000 52,999 0 0 179 597 704 0 
53,000 55,999 0 0 104 522 629 0 
56,000 58,999 0 0 29 447 554 0 
59,000 61,999 0 0 0 372 479 0 
62,000 64,999 0 0 0 297 404 0 
65,000 67,999 0 0 0 222 329 0 
68,000 70,999 0 0 0 147 254 0 
71,000 73,999 0 0 0 72 179 0 
74,000 76,999 0 0 0 0 104 0 
77,000 79,999 0 0 0 0 29 0 
80,000 82,999 0 0 0 0 0 0 

 
 
               

(Turn page over for 
Tenant Based Program TST) 



TIERED SUBSIDY TABLE 
   

Tenant Based Properties (MTW/FSS, HCV) 
         AAI Range 0 Bdrm 1 Bdrm 2 Bdrm 3 Bdrm 4 Bdrm 5 Bdrm 6 Bdrm 

0 1,999 1002 1243 1604 2253 2383 2423 2794 
2,000 4,999 928 1206 1567 2216 2346 2386 2757 
5,000 7,999 853 1131 1492 2141 2271 2311 2682 
8,000 10,999 778 1056 1417 2066 2196 2236 2607 

11,000 13,999 703 981 1342 1991 2121 2161 2532 
14,000 16,999 628 906 1267 1916 2046 2086 2457 
17,000 19,999 553 831 1192 1841 1971 2011 2382 
20,000 22,999 478 756 1117 1766 1896 1936 2307 
23,000 25,999 403 681 1042 1691 1821 1861 2232 
26,000 28,999 328 606 967 1616 1746 1786 2157 
29,000 31,999 253 531 892 1541 1671 1711 2082 
32,000 34,999 178 456 817 1466 1596 1636 2007 
35,000 37,999 103 381 742 1391 1521 1561 1932 
38,000 40,999 28 306 667 1316 1446 1486 1857 
41,000 43,999 0 231 592 1241 1371 1411 1782 
44,000 46,999 0 156 517 1166 1296 1336 1707 
47,000 49,999 0 81 442 1091 1221 1261 1632 
50,000 52,999 0 6 367 1016 1146 1186 1557 
53,000 55,999 0 0 292 941 1071 1111 1482 
56,000 58,999 0 0 217 866 996 1036 1407 
59,000 61,999 0 0 142 791 921 961 1332 
62,000 64,999 0 0 67 716 846 886 1257 
65,000 67,999 0 0 0 641 771 811 1182 
68,000 70,999 0 0 0 566 696 736 1107 
71,000 73,999 0 0 0 491 621 661 1032 
74,000 76,999 0 0 0 416 546 586 957 
77,000 79,999 0 0 0 341 471 511 882 
80,000 82,999 0 0 0 266 396 436 807 
83,000 85,999 0 0 0 191 321 361 732 
86,000 88,999 0 0 0 116 246 286 657 
89,000 91,999 0 0 0 41 171 211 582 
92,000 94,999 0 0 0 0 96 136 507 
95,000 97,999 0 0 0 0 21 61 432 
98,000 100,999 0 0 0 0 0 0 357 

101,000 103,999 0 0 0 0 0 0 282 
104,000 106,999 0 0 0 0 0 0 207 
107,000 109,999 0 0 0 0 0 0 132 
110,000 112,999 0 0 0 0 0 0 57 
113,000 115,999 0 0 0 0 0 0 0 
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Appendix Four 
 
 

MTW Activities Numbering “Cross-Walk” 

 

 



MTW Program Activities “Cross-Walk”  FY09 - FY12 
2008-2009 PLAN 
MTW Activities 

 FY2010 PLAN 
MTW Activities   

FY10 MTW REPORT 

Numbering and activity reorganization 
clarification. 
 
 As of  the FY10 Report, HACSM will 
use consecutive numbers for all new 
MTW Activities. 

 FY2011 PLAN 
MTW Activities  FY2012 PLAN 

MTW Activities 
  

Section VI  (On-going MTW 
Activities) Proposed Changes  

 
Section VI  (On-going MTW 

Activities) 

 
Section VI  (On-going MTW 

Activities) 

MTW (Carve Out 
Program) 

 
1)  Time Limited Assistance   

1)  MTW/FSS Program (in 
coordination with community 
self-sufficiency partners) 

Combined: FY10 PLAN On-Going 
Activities #1, #4 

 1)  MTW/FSS Program (in 
coordination with 
community self-sufficiency 
partners) 

 1)  MTW/FSS Program (in 
coordination with 
community self-sufficiency 
partners) 

Housing 
Readiness 
Program 

 
2)  Elimination of 40% Cap @ M/I 

(for 300 Time Limited Vouchers)   
2)  Housing Readiness Program 

(in coordination with community 
supportive services providers) 

Moved from On-Going Activity #8 in the 
FY10 Plan due to the elimination and 
combination of other activities described  

 2)  Housing Readiness 
Program (in coordination 
with community supportive 
services providers) 

 2)  Housing Readiness 
Program (in coordination 
with community supportive 
services providers) 

Elimination of 40% 
Cap at Move In 

 

3)  Voucher Expiration after 180 
days 

Reduce to 90 days as 
other HCV/MTW 

program. (Eliminated 
7/1/2009 as a stand-

alone activity – no MTW 
authority required) 

 3)  Elimination of 40% affordability 
cap at initial move in/lease up 

Combined: FY10 PLAN On-Going 
Activity #2 (MTW/SSF – Carve Out) and 
Proposed Activity #5 (for all of 
MTW/HCV) 

 
3)  Elimination of 40% 

affordability cap at initial 
move in/lease up 

 
3)  Elimination of 40% 

affordability cap at initial 
move in/lease up 

Escrow Accounts 
 4)  Case Mgmt with Supportive 

Service Providers   4)  Escrow Accounts Combined: FY10 PLAN On-going Activity 
#5 and Proposed Activity#7 

 
4)  Escrow Accounts 

 
4)  Escrow Accounts 

Expand usage of 
PB vouchers at 
HACSM 
Developments 
undergoing 
disposition 
process 

 

5) Escrow Accounts  Simplify  
5)  Expand usage of project-

based vouchers at HACSM 
developments undergoing 
disposition process 

Moved from On-Going Activity  #9 in the 
FY10 Plan due to the elimination and 
combination of other activities described 
above 

 
5)  Expand usage of project-

based vouchers at HACSM 
developments undergoing 
disposition process 

 
5)  Expand usage of project-

based vouchers at HACSM 
developments undergoing 
disposition process 

 

 
6) Security Deposit guarantees up 

to 50% of deposit requirements   
Eliminated 7/1/2009.  

Align with all HCV/MTW 
vouchers and program 

 
6)  Biennial re-certification 

schedule for elderly/disabled 
households 

Moved from Proposed Activity #1  in the 
FY10 Plan due to the elimination and 
combination of other activities described 
above 

 
6)  Biennial re-certification 

schedule for 
elderly/disabled households 

 6)  Biennial re-certification 
schedule for 
elderly/disabled 
households 

 

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

Eliminated 7/1/2009.  
Align with all HCV/MTW 
vouchers and program 

 7)  Simplify Rent Calculation 
Process 

Moved from Proposed Activity #2  in the 
FY10 Plan due to the elimination and 
combination of other activities described 
above 

 

7)  Simplify Rent Calculation 
Process 

 

7)  Simplify Rent Calculation 
Process 

 
 

8) Housing Readiness Program   8)  Simplify Third-Party 
Verification Process 

Moved from Proposed Activity #3  in the 
FY10 Plan due to the elimination and 

 8)  Simplify Third-Party 
Verification Process 

 8)  Simplify Third-Party 
Verification Process 



MTW Program Activities “Cross-Walk”  FY09 - FY12 
combination of other activities described 
above 

 
 9) Expand usage of project based 

vouchers at HACSM 
developments undergoing 
disposition process 

  9)  Tiered Subsidy Tables 
Moved from Proposed Activity #4  in the 
FY10 Plan due to the elimination and 
combination of other activities described 
above 

 
9)  Tiered Subsidy Tables 

 
9)  Tiered Subsidy Tables 

 

 

Section V (Proposed MTW 
Activities)   

10)  Simplify HQS Processes  
(HACSM to self inspect owned 
or affiliated properties.  And, 
not submit reports to Field 
Office) 

Moved from Proposed Activity #6  in the 
FY10 Plan due to the elimination and 
combination of other activities described 
above 

 10)  Simplify HQS Processes  
(HACSM to self inspect 
owned or affiliated 
properties.  And, not  submit 
reports to Field Office) 

 10)  Simplify HQS Processes  
(HACSM to self inspect 
owned or affiliated 
properties.  And, not 
submit reports to Field 
Office) 

 

 
1)  Institute biennial re-certification 

for elderly/disabled HCV 
households 

  
11)  Eliminate competitive process 

for allocation of Project Based 
vouchers to formerly public 
housing units 

Moved from Proposed Activity #8  in the 
FY10 Plan due to the elimination and 
combination of other activities described 
above 

 11)  Eliminate competitive 
process for allocation of 
Project Based vouchers to 
formerly public housing 
units 

 11)  Eliminate competitive 
process for allocation of 
Project Based vouchers to 
formerly public housing 
units 

 

 
2) Simplify Rent Calculation 

Process   

12)  Waive 12 month stay 
requirement for residents in 
formerly public housing units 
converted to project based 
units 

Moved from Proposed Activity #9  in the 
FY10 Plan due to the elimination and 
combination of other activities described 
above 

 12)  Waive 12 month stay 
requirement for residents in 
formerly public housing 
units converted to project 
based units 

 12)  Waive 12 month stay 
requirement for residents 
in formerly public housing 
units converted to project 
based units 

 
 

3)  Simplify 3rd Party Verification 
Process   

13)  Accept lower HAP for in place 
Public Housing residents, at 
conversion to PBV 

Moved from Proposed Activity #10  in the 
FY10 Plan due to the elimination and 
combination of other activities described 
above 

 13)  Accept lower HAP for in 
place Public Housing 
residents, at conversion to 
PBV 

 13)  Accept lower HAP for in 
place Public Housing 
residents, at conversion to 
PBV 

 

 

4)  Institute Tiered Subsidy Table 
(TST)   

14) Establish flat or market rate 
policy for over income Public 
Housing residents at 
conversion of Public Housing 
units to Project Based units 

Moved from Proposed Activity #11  in the 
FY10 Plan due to the elimination and 
combination of other activities described 
above 

 14) Establish flat or market 
rate policy for over income 
Public Housing residents at 
conversion of Public 
Housing units to Project 
Based units 

 14) Establish flat or market 
rate policy for over income 
Public Housing residents at 
conversion of Public 
Housing units to Project 
Based units 

 
 5)  Eliminate the 40% affordability 

cap on family share at the time 
of move in 

   
  Section V (Proposed MTW 

Activities) 
 15)  Institute a biennial 

inspection schedule for 
units under contract 

 
 

6)  Simplify HQS Inspection 
Process    

  15)  Institute a biennial 
inspection schedule for 
units under contract 

 16)  Expand the Section 8 
Project Based Voucher 
Program 

 
 7) Simplify Family Self-Sufficiency 

(FSS) Escrow Calculation    
  16)  Expand the Section 8 

Project Based Voucher 
Program 

 17)  Revise Eligibility 
Standards 



MTW Program Activities “Cross-Walk”  FY09 - FY12 

 

 
 8)  Eliminate the competitive 

process for allocation of PBV to 
former public housing units 

   
  17)  Revise Eligibility 

Standards 

 18)  Eliminate 100% 
Excluded Income from the 
income calculation process 

 

 9)  Waive 12 month stay 
requirement for residents in 
formerly public housing units 
converted to project based units 

   

  
18)  Eliminate 100% Excluded 

Income from the income 
calculation process 

 19)  Eliminate the 
requirement to complete 
new HAP contract with 
utility responsibility 
changes 

 
 10)Accept lower HAP for in place 

Public Housing residents, at 
conversion to PBV 

   
  19)  Eliminate the requirement 

to complete new HAP 
contract with utility 
responsibility changes 

 20)  Apply Current Payment 
Standards at Interim 
Reexaminations 

 

 11) Establish flat or market rate 
policy for over income Public 
Housing residents at conversion of 
Public Housing units to Project 
Based units 

   

  
20)  Apply Current Payment 

Standards at Interim 
Reexaminations 

 

Section V (Proposed MTW 
Activities) 

 
 

    
    21)  Change qualifications for 

“Full Time Student” status 

 

 

    

    22)  Include Foster Care, 
KinGap, and Adoption 
Assistance payments in 
Annual Income Calculation 

 
 

    
    23)   Modify Head of 

Household (HOH) changes 
policy 

 

 

    

    24)  Change Automatic 
Termination of HAP 
Contract from 180 to 90 
days 

 

 

    

    25)  Exclude asset income 
from calculations for 
households with assets 
under $50,000 
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Appendix Five 
 
 

HACSM Capital Funds 
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Appendix Six 
 
 

Certification of MTW Statutory Compliance 
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