
 BOARD MEETING



 

BOARD OF COMMISSIONERS 
Estrellita 

Garcia-Diaz 
Chair 

Leilah 
Powell 

Vice Chair 

Barbara Ankamah 
Burford 

Commissioner 

Janet Garcia 
Commissioner 

David Huete 
Commissioner 

Taneka “Nikki” 
Johnson​

Commissioner 

Kayla Miranda 
Commissioner 

 
PRESIDENT & CEO 

Michael Reyes 
 

 

REGULAR BOARD MEETING 
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At least four Commissioners will be physically present at this location, and up to three other Commissioners may 
attend by videoconferencing, as permitted by Tex. Gov’t Code Section 551.127. The presiding Officer will also be 
present at this location. 
 
MEETING CALLED TO ORDER 

1.​ The Board of Commissioners or its Committee may hold a closed meeting pursuant to 
Texas Government Code § 551.071-076 for consultation concerning attorney-client 
matters, real estate, litigation, personnel, and security matters. The Board or Committee 
reserves the right to enter into a closed meeting at any time during the course of the 
meeting.  

 
CITIZENS TO BE HEARD 

2.​ Citizens to be Heard at approximately 1:00 p.m. (may be heard after this time). Citizens 
wishing to speak on any issues, including ones not related to items posted on the 
agenda, should personally request to be placed on the Citizens to be Heard roster prior 
to 12:45 p.m. Citizens will be given up to three minutes to speak. Each citizen will be 
permitted to speak only once. A Spanish/English translator will be available to citizens 
needing translation. 
 
Now is the time for Citizens to be Heard. The Board asks the public to address concerns 
related to Opportunity Home matters and policy, and not include statements that may be 
considered defamatory of any individual. The Board encourages members of the public to 
direct specific concerns or problems to Opportunity Home staff for more prompt 
resolution. The Board will not discuss the comments of speakers or respond to speakers 
during the Citizens to be Heard portion of the agenda. 

 
MINUTES 

3.​ Minutes 
●​ Approval of the March 4, 2026, Regular Board meeting minutes 

 
PRESENTATION 

4.​ Housing Preservation and Modernization Plan Refresher (Aiyana Longoria, Chief Strategy, 
Data and Innovation Officer; Jose Mascorro, Chief Operating Officer; Lorraine Robles, 
Chief Real Estate and Development Officer) 
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INDIVIDUAL ITEMS 
5.​ Consideration and approval regarding Resolution 6921, authorizing the proposed 

2026-2027 Moving To Work (MTW) Agency Plan (Nicholas Tennessee, MTW and Strategy 
Analyst) 
 

6.​ Consideration and approval regarding Resolution 6916, ratifying the award of a contract 
for Midcrown Senior Pavilion interior and exterior improvements (George Ayala, Director 
of Procurement; Hector Martinez, Senior Director of Capital Projects) 
 

7.​ Consideration and approval regarding Resolution 6923, authorizing the award of 
contracts for pest control services for Affordable Housing Communities (George Ayala, 
Director of Procurement; Victoria Febus, Director of Affordable Housing Communities) 
 

8.​ Consideration and approval regarding Resolution 6929, authorizing the award of a 
contract for Tax Credit Consulting Services (George Ayala, Director of Procurement; 
Lorraine Robles, Chief Real Estate and Development Officer) 
 

9.​ Consideration and approval regarding Resolution 6927, authorizing participation in the 
Lakeside Lofts transaction (Timothy E. Alcott, Executive Vice President of Development 
and General Counsel) 
 

10.​Consideration and approval regarding Resolution 6928, authorizing the participation of 
San Antonio Housing Facility Corporation in a public-private partnership related to the 
rehabilitation and financing of the Flynn Meadows project (Rebecca Cerna, Project 
Manager I, Development Services and Neighborhood Revitalization) 
 

11.​ Consideration and approval regarding Resolution 6926, authorizing the participation of 
San Antonio Housing Facility Corporation in the Rio Crossing Apartments Transaction 
(Nicholas Delaunay, Project Manager I, Development Services and Neighborhood 
Revitalization) 

 
12.​ Consideration and approval regarding Resolution 6925, authorizing the participation of 

San Antonio Housing Facility Corporation in the Rio Landing Apartments Transaction 
(Nicholas Delaunay, Project Manager I, Development Services and Neighborhood 
Revitalization) 
 

13.​ Consideration and approval regarding Resolution 6924, authorizing the participation of 
San Antonio Housing Facility Corporation in the Quantum Drive Apartments Transaction 
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(Nicholas Delaunay, Project Manager I, Development Services and Neighborhood 
Revitalization) 

 
DISCUSSION ITEMS 

14.​President’s Report 
●​ Organization News and Updates 
●​ Resident and Staff Spotlights and Recognition 
●​ Event and Activity Participation Recaps 
●​ Upcoming Event Participation and Holiday Notifications  

 
REPORT 

●​ Procurement Activity Report 
 

RESOURCES 
●​ Developments Overview Table 
●​ Development Process Table 

 
15.​ Adjournment 

 
 

Posted on: 3/26/2026 5:00 PM 
 
 

*Note: Whenever the Texas Open Meetings Act (Section 551.001 et seq. of the Texas Government Code) provides 
for a closed meeting in matters concerning legal advice, real estate, contracts, personnel matters, or security 
issues, the Board may find a closed meeting to be necessary. For the convenience of the citizens interested in an 
item preceded by an asterisk, notice is given that a closed meeting is contemplated. However, the Board reserves 
the right to go into a closed meeting on any other item, whether it has an asterisk, when the Board determines 
there is a need and a closed meeting is permitted.  
“Pursuant to § 30.06, Penal Code, (trespass by holder license holder with a concealed handgun), a person licensed 
under Subchapter H, Chapter 411, Government Code (handgun licensing law), may not attend this meeting with a 
concealed handgun.” 
“Pursuant to § 30.07, Penal Code, (trespass by holder license holder with an openly carried handgun), a person 
licensed under Subchapter H, Chapter 411, Government Code (handgun licensing law), may not attend this meeting 
with a handgun that is carried openly.” 
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MINUTES OF OPPORTUNITY HOME SAN ANTONIO REGULAR BOARD MEETING 

Meeting Called to Order 
I. Call to Order

Chair Garcia-Diaz called the Regular Board Meeting of Opportunity Home San
Antonio to order at 1:08 PM CST on March 4, 2026. The meeting was held at
Opportunity Home San Antonio Central Office, located at 818 S. Flores St., San
Antonio, TX 78204.

Board Members Present:
Chair Estrellita Garcia-Diaz, Vice Chair Leilah Powell, Barbara Ankamah Burford,
Janet Garcia, Taneka “Nikki” Johnson, and Kayla Miranda.

Non-Voting Board Members Present:
David Huete.

Adviser Present:
Doug Poneck, General Counsel.

Guests Present:
Michael Reyes, President and CEO; Lorraine Robles, Chief Real Estate and
Development Officer; Timothy E. Alcott, Executive Vice President of Development and
General Counsel; Aaron Sladek, Senior Director, Finance and Accounting; Bradford
McMurray, Chief Asset Management Officer; Nicholas Delaunay, Project Manager I,
Development Services and Neighborhood Revitalization; Nicholas Tennessee, MTW
and Strategy Analyst; Teresa Menendez Myers, Government and Community Affairs;
Ruth Bautista, Director of Public Housing; and Stephanie Rodriguez, Senior Director,
Assisted Housing Programs.

Jason Hyde, Partner, Garza Gonzalez & Associates; and David D’Amelio, Developer,
Development, Central Region, Dominium.

Interpreter, Universe Technical Translation, Inc. (Spanish)

Board Members Absent:
None

Quorum:
A quorum was established with six (6) voting members present.

Citizens to be Heard 
II. Citizens to be Heard
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Citizens wishing to speak on any issues, including those unrelated to items posted on 
the agenda, were given three minutes to do so. Three (3) citizens signed up to speak, 
one (1) citizen spoke, and no (0) citizens ceded their time. 

Minutes 
III. Minutes

Vice Chair Powell moved to approve the minutes of the February 4, 2026, Regular
Board Meeting. Commissioner Garcia seconded the motion. The motion carried with
six (6) in favor and none against by a voice vote.

Public Hearing 
IV. Public Hearing regarding the Proposed 2026-2027 MTW Agency Plan Update

No (0) citizens signed up to speak, no (0) citizens spoke, and no (0) citizens ceded
their time.

Individual Items 
V. Resolution 6802

Consideration and approval regarding Resolution 6802, authorizing an MTW Loan
and modification of the LVPFC Loan for the Snowden Apartments Project (Lorraine
Robles, Chief Real Estate and Development Officer)

Main Motion Regarding Resolution 6802
Moved by Commissioner Ankamah Burford. Seconded by Commissioner Garcia. The
motion carried with six (6) in favor and none against by a voice vote.

VI. Resolution 6906
Consideration and approval regarding Resolution 6906, authorizing the NOVA
Apartments transaction (Timothy E. Alcott, Executive Vice President of Development and
General Counsel)

VII. Resolution 6914
Consideration and approval regarding Resolution 6914, authorizing the Durrington Ridge
Apartments transaction (Timothy E. Alcott, Executive Vice President of Development and
General Counsel)

Main Motion Regarding Resolutions 6906 and 6914
Moved by Commissioner Johnson. Seconded by Commissioner Miranda. The motion
carried with six (6) in favor and none against by a voice vote.

Commissioner Miranda exited the meeting.

VIII. Resolution 6909
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Consideration and approval regarding Resolution 6909, certifying Opportunity Home San 
Antonio’s Investment Policy and Investment Strategies review (Aaron Sladek, Senior 
Director, Finance and Accounting) 

Main Motion Regarding Resolution 6909 
Moved by Commissioner Ankamah Burford. Seconded by Commissioner Johnson. The 
motion carried with five (5) in favor and none against by a voice vote. 

Commissioner Miranda returned to the meeting. 

IX. Resolution 6910
Consideration and approval regarding Resolution 6910, accepting the Independent
Auditor’s report for the year ended June 30, 2025 (Aaron Sladek, Senior Director,
Finance and Accounting)

Main Motion Regarding Resolution 6910
Moved by Vice Chair Powell. Seconded by Commissioner Ankamah Burford. The
motion carried with six (6) in favor and none against by a voice vote.

X. Resolution 6911
Consideration and approval regarding Resolution 6911, authorizing the Hemisview Village
Apartments debt payoff and limited partner interest acquisition (Bradford McMurray,
Chief Asset Management Officer)

Main Motion Regarding Resolution 6911
Moved by Vice Chair Powell. Seconded by Commissioner Ankamah Burford. The
motion carried with six (6) in favor and none against by a voice vote.

XI. Resolution 6913
Consideration and approval regarding Resolution 6913, authorizing the inducement of
the Quantum Drive Apartments project (Nicholas Delaunay, Project Manager I,
Development Services and Neighborhood Revitalization)

Main Motion Regarding Resolution 6913
Moved by Commissioner Johnson. Seconded by Commissioner Garcia. The motion
carried with six (6) in favor and none against by a voice vote.

Discussion Items 
XII. Proposed 2026-2027 MTW Agency Plan

Update and Discussion regarding the Proposed 2026-2027 MTW Agency Plan
(Nicholas Tennessee, MTW and Strategy Analyst)

XIII. Quarterly Financial Report
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Update and Discussion regarding the Quarterly Financial Report (Aaron Sladek, 
Senior Director of Finance and Accounting)  

XIV. Legislative Update
Update and Discussion regarding the Legislative Update (Teresa Menendez Myers,
Government and Community Affairs)

XV. President’s Report
● Organization News and Updates
● Resident and Staff Spotlights and Recognition
● Event and Activity Participation Recaps
● Upcoming Event Participation and Holiday Notifications

Action Regarding Recess 
With no objections, the Board recessed the Regular Board meeting at 3:37 PM CST, and 
entered into the Las Varas Public Facility Corporation, San Antonio Housing Facility 
Corporation, and Refugio Street Public Facility Corporation meetings. 

The Board returned from recess at 3:44 PM CST. 

Action Regarding Closed Session 
With no objections, the Board recessed the Regular Board meeting at 3:44 PM CST, and 
entered into Closed Session. 

XVI. Closed Session
Real Estate/Consultation with Attorney
Deliberate the management, purchase, exchange, lease, or value of certain real
properties and obtain legal advice regarding related legal issues pursuant to Texas
Government Code Sec. 551.072 (real property) and Texas Government Code Sec.
551.071 (consultation with attorney).

● Discussion and consultation with attorney regarding legal concerns related
to the Horizon Pointe Development

The Board returned from Closed Session and reconvened the Regular Board Meeting at 
4:32 PM CST. 

REPORT 
Procurement Activity Report 

RESOURCES 
Developments Overview Table 
Development Process Table 
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XVII. Adjournment

Main Motion Regarding Adjournment
With no objections, Chair Garcia-Diaz adjourned the Regular Board Meeting.

The meeting adjourned at 4:32 PM CST.

ATTEST: 

___________________________________  ______________________ 
Estrellita Garcia-Diaz Date 
Chair, Board of Commissioners 

___________________________________  ______________________ 
Michael Reyes Date 
President and CEO 
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OPPORTUNITY HOME SAN ANTONIO April 1, 2026 

BOARD OF COMMISSIONERS 
Regular Board Meeting 

RESOLUTION 6921, AUTHORIZING THE PROPOSED 2026-2027 MOVING TO WORK (MTW) 
AGENCY PLAN, INCLUDING REVISIONS TO THE MTW PLAN, THE PUBLIC HOUSING 
ADMISSIONS AND CONTINUED OCCUPANCY POLICY (ACOP), THE HOUSING CHOICE 
VOUCHER ADMINISTRATIVE PLAN (ADMIN PLAN), CAPITAL FUND PROGRAM PLAN, 
FIVE-YEAR CAPITAL IMPROVEMENT AND DEVELOPMENT PLAN, AND THE FAMILY 
SELF-SUFFICIENCY (FSS) PROGRAM ACTION PLAN 

__________________________________ __________________________________ 
Michael Reyes  Nicholas Tennessee 
President and CEO    MTW and Strategy Analyst 

REQUESTED ACTION: 
Consideration and approval regarding Resolution 6921, authorizing the proposed 2026-2027 
Moving To Work (MTW) Agency plan, including revisions to the MTW Plan, the Public Housing 
Admissions and Continued Occupancy Policy (ACOP), the Housing Choice Voucher 
Administrative Plan (Admin Plan), Capital Fund Program Plan, Five-Year Capital Improvement 
and Development Plan, and the Family Self-Sufficiency (FSS) Program Action Plan. 

SUMMARY: 
The U.S. Department of Housing and Urban Development (HUD) requires Public Housing 
Authorities (PHAs) to submit an annual five-year plan and business plan, commonly referred to 
as the Agency Plan. Due to Opportunity Home’s designation as a Moving-to-Work (MTW) agency, 
the MTW plan serves as Opportunity Home’s Agency plan. The MTW Plan includes the Public 
Housing Admissions and Continued Occupancy Policty (ACOP), the Housing Choice Voucher 
Administrative Plan (Admin Plan), and the Capital Fund Program Plan. The MTW Plan also 
describes Opportunity Home’s policies, programs, operations, strategies, and flexibilities in 
meeting our local housing needs and goals. 

Opportunity Home is on track to complete the 2026-2027 Agency Plan in time for the April 
submission deadline to HUD. 

Proposed changes to existing activities 
● 1 MTW Activity has been placed on hold to be closed out in the FY2026 MTW Report

○ FY2024-1 | Elimination of Earned Income Disregard
■ This activity will be closed due to obsolescence after the updated HOTMA

regulations took effect.
● 1 MTW Activity will be updated

○ 2020-1 | College and University Homeless Assistance Program
■ This activity will add additional universities to the program to allow

student referrals from UT-San Antonio and Texas A&M-San Antonio

Revisions to the Public Housing Admissions and Continued Occupancy Policy (ACOP) and 
the Housing Choice Voucher Administrative Plan (Admin Plan) 
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OPPORTUNITY HOME SAN ANTONIO April 1, 2026 

The proposed revisions to the Admissions and Continued Occupancy Policy (ACOP), Public 
Housing Lease, and Administrative Plan are 

● Housing Choice Voucher (HCV) Administrative Plan
○ 18.6.C Organization of the Waiting List

■ This section update may impact applicants. The updated language would
allow Opportunity Home to operate a single centralized waiting list, with
subparts, for the PBV program. The centralized waiting list will address the
administrative burden of maintaining multiple waiting lists.

○ 9.1.B Requesting Tenancy Approval
■ Changes to this section could impact program participants and landlords.

The revised language permits Opportunity Home to set the process for
submitting the Request for Tenancy Approval (RTA). The Organization
accepts electronic submissions of RTAs and any necessary corrections.

○ 18.8.B Rent Limits
■ Changes to this section may impact participants. Language has been

revised to note that Opportunity Home will apply the higher of the
approved SAFMRs or MAFMRs to establish rent amounts for the PBV
program.

○ 19.6.F Income Eligibility
■ The language has been updated to comply with the VASH income

eligibility updates established by HUD through the Federal Register notice
titled “Section 8 Housing Choice Vouchers: Revised Implementation of
the HUD-Veterans Affairs Supportive Housing Program.”

○ 13.1.C Owner Responsibilities
■ The update to this section may impact program landlords. The policy

changes in this section are intended to streamline documentation
requirements for new and existing owners participating in the Housing
Choice Voucher (HCV) program.

○ 13.1.D Owner Qualifications
■ The update to this section may impact program landlords. The policy

changes in this section are intended to streamline documentation
requirements for new and existing owners participating in the Housing
Choice Voucher (HCV) program.

○ 19.2 College and University Homeless Assistance Program
■ This section has been updated to allow referrals to the CHAP program

from all Alamo Community Colleges, and to add the University of Texas at
San Antonio (UTSA) and Texas A&M University - San Antonio (TAMUSA) to
the program.

○ 6.3.A Overview of Rent and Subsidy Calculations
■ This update may affect participants. This change clarifies the minimum

rent for Moving to Work (MTW) voucher programs administered by
Opportunity Home, and aligns with the minimum rent for the standard
HCV program.

○ 3.3.D Other Permitted Reasons for Denial of Admission
■ This section update may affect applicants. The language in this section

has been revised to allow Opportunity Home to deny admission to the
voucher program when applicants owe rent or other amounts to
Opportunity Home.
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OPPORTUNITY HOME SAN ANTONIO April 1, 2026 

○ 19.9 Non-Elderly Disabled (NED) Vouchers
■ Section 19.9 outlines the policy for administering the Non-Elderly Disabled

(NED) Voucher program. NED vouchers serve families with a head of
household, co-head of household, or spouse who is a non-elderly person
with a disability.

○ 6.3.A Overview of Rent and Subsidy Calculations
■ This change may affect participants. Section 6.3.A(5)(e) will be updated to

align with the proposed MTW activity “FY2026-1: Elimination of Negative
Rent,” which would eliminate utility reimbursements for non-elderly and
non-disabled families as defined by HUD regulations. Implementation of
this activity will occur at a later date once all necessary programming
updates are complete.

○ Chapter 21: Project-Based Voucher under the Rental Assistance
Demonstration

■ Chapter 21 describes HUD regulations and Opportunity Home policies
related to the Project-Based Voucher (PBV) program under the Rental
Assistance Demonstration (RAD) program.

● Public Housing, Admissions and Continued Occupancy Policy (ACOP)
○ 3.3.D Other Permitted Reasons for Denial of Admission

■ The language in section 3.3.D(4)(d)(ii) will be revised to prohibit
applicants with outstanding debts to Opportunity Home from entering into
repayment agreements at the time of admission. All balances related to
any Opportunity Home housing program must be paid in full before an
applicant can be admitted to Public Housing.

○ 12.4.G Eligibility for Continued Occupancy
■ This change will affect residents. Section 12.4.G(c) will be updated to

require that any Public Housing resident requesting a transfer to a
different Public Housing community must satisfy all outstanding debts
owed to Opportunity Home in full prior to being determined eligible for
the transfer. Residents will not be permitted to enter into a Repayment
Agreement to meet this eligibility requirement.

○ Termination due to Breach of an RPA
■ This change will affect residents. The language in section 13.3.C(2)(vii) will

be updated to align with HUD regulations (PIH 2018-18), which require
PHAs to terminate assistance for breach of a repayment agreement.

○ 16.3.B Family Debts to Opportunity Home
■ These changes may affect residents. Section 16.3.B(1-3),(e)(i)(C),(f)(1),(2)(i),

and (v)(B) have been updated to state that residents will not be eligible for
a Repayment Agreement for any debts owed that are not the result of
under-reported or unreported income. Existing repayment agreements for
other debt types will remain in effect until completed or breached.

○ Alternatives to Termination of Tenancy
■ This change may affect residents. Section 13.3.D(2)(a) will be updated to

reflect the proposed policy update, which is to permit repayment
agreements only in instances of unreported or under-reported income.
This means a Repayment Agreement will serve as an alternative to
termination exclusively for qualifying cases of unreported or
under-reported income.
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OPPORTUNITY HOME SAN ANTONIO April 1, 2026 

○ Interim Reexaminations due to Increases in Income
■ This change may affect residents. Sections 9.3.C(3)(b)(i)(A)and(B) will be

updated to require residents to report increases in monthly income of
$200 or more within 10 business days after the change takes effect.

○ 5.2.B Number of Offers
■ This change may affect applicants. Section 5.2.B(1) will be updated to

state that Opportunity Home will only extend one unit offer.
○ Utility Reimbursements

■ This change may affect residents. Section 6.3.A(1)and(5) will be updated
to align with the proposed MTW activity “FY2026-1: Elimination of
Negative Rent", which would eliminate utility reimbursements for
non-elderly and non-disabled families as defined by HUD regulations.
Note that implementation of this policy will take place at a later date, once
programming updates are completed.

● Proposed Revisions to the Public Housing Lease
○ Lease Part II - Doorbell Cameras

■ New language will be added to the Lease Part II section (IX)(l) to allow
residents to install doorbell cameras with prior written approval from
Opportunity Home. The update also stipulates that residents must agree
and sign an acknowledgement form if approved for a doorbell camera.

○ Lease Part II - Mini/Portable Washer and Dryer
■ New language was added to PH Lease Part II section (IX)(g) prohibiting

the use of mini/portable washers and dryers. This measure ensures that
electrical and plumbing systems are used only for their intended purposes
and prevents unauthorized equipment from straining building
infrastructure.

○ Lease Part II - Keys and Methods of Entry to the Premises
■ Lease Part II section (IX)(ee) was added to strengthen property security.

This new provision mandates that all household members are strictly
prohibited from duplicating or providing access devices to any guest or
non-resident without management approval. Additionally, it prohibits
behaviors that compromise building security, such as propping doors or
allowing unauthorized 'tailgating' into the premises.

○ Lease Part II - Opportunity Home Maintenance and Systems
■ New language is being added to the Lease Part II section (IX)(x) to

prohibit the unauthorized tampering with, or adjustment of, any
Opportunity Home systems and equipment. The language further requires
that residents notify property staff of all maintenance issues via a formal
work order and refrain from contacting or hiring any outside vendor for
repairs without prior written approval from Opportunity Home. This update
is intended to ensure that all repairs meet Opportunity Home’s safety and
quality standards.

○ Lease Part II - Solicitation
■ New language was added to Lease Part II section (IX)(cc) prohibiting the

placement of any signs, flyers, or advertisements throughout the property
and common areas without prior written approval. It further prohibits
engaging in or allowing any unauthorized commercial solicitation,
door-to-door sales, or the distribution of unapproved marketing materials;
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this includes a restriction on surveying other residents without 
management consent, unless such outreach is specifically protected by 
federal law for resident organizing (e.g., Resident Councils).  

Revisions to the Family Self-Sufficiency (FSS) Program Action Plan 
● Resident Service Coordinator Terminology

○ Current Policy: The action plan language refers to Resident Service
Coordinator(s).

○ Proposed Change: Change the action plan language from Resident Service
Coordinator(s) to Resident Service Specialists for all relevant sections.

● Section 1.2.F Update Family Demographics
○ Current Policy: This section includes a table detailing household demographics

for the Housing Choice Voucher (HCV) and Public Housing programs based on
FY20 data.

○ Proposed Change: Include the most current demographics available to ensure
accurate reporting of resident characteristics.

● Section 4.1.B FSS Program Fund Use
○ Current Policy: The FSS Program Fund, created from forfeited escrow accounts, is

used for FSS program-related support, such as supportive service requests by
FSS families or training of FSS Resident Service Coordinators to enhance service
delivery.

○ Proposed Policy Change: The fund will be used for FSS program-related support,
such as supportive service requests by FSS families, group training and activities
directly related to an FSS participant's ITSP, or training of FSS Resident Service
Specialists to enhance service delivery.

● Section 5.1.C Defining “Good Standing” and Lease Compliance
○ Current Policy (Lease Compliance Definition): "For the purposes of the FSS

Program, comply with the lease means the FSS family has not been evicted for
repeated or serious violations of the lease; or if they have been evicted for
serious or repeated violations of the lease, the family has prevailed in either the
grievance hearing or the informal hearing process."

○ Proposed Policy Change (Lease Compliance Definition): "For the purposes of the
FSS Program, comply with the lease means the FSS family must be current on any
debts owed to Opportunity Home, has not defaulted on any Repayment
Agreement Plans, has not been evicted for repeated or serious violations of the
lease; or if they have been evicted for serious or repeated violations of the lease,
the family has prevailed in either the grievance hearing or the informal hearing
process."

● Section 6.1.B (3)  Rent and Total Tenant Payment (TTP) Calculation
○ Current Policy (HCV): For the HCV program, family rent is 30 percent of adjusted

monthly income [24 CFR 984.305(b)(1)].
○ Proposed Policy Change (HCV): For the HCV program, family rent is based on the

HCV rent simplification policy [referenced in section 6.3.A(1)(f) of the
Administrative Plan].

● Section 6.1.C (2)   Interim Disbursement of FSS Account Funds
○ Current Policy: Policy details for partial disbursement of escrow funds before

contract completion for interim goals or one-time payment of ongoing expenses.
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○ Proposed Policy Change (New Sub-sections):
■ (ii.) Opportunity Home reserves the right to request that the family attend

a meeting to clarify the withdrawal request before a determination is
made, and/or may require additional documentation before making a
decision.

■ (iii.) Opportunity Home will allow interim disbursement withdrawals not to
exceed 50% of the participant's program lifetime accrued escrow. If
sufficient funds are available, certain circumstances may allow withdrawals
of more than 50% at Opportunity Home’s discretion.

○ Section 6.1.E Use of Forfeited Escrow Funds Request Limits
■ Current Policy: Requests for supportive service funds by FSS families in

good standing may not exceed $2,500 in a calendar year. The frequency
of requests is not explicitly limited.

■ Proposed Policy Change:
● e. FSS Heads of Household in good standing may request funds

for supportive services by providing a statement of need and
supporting documentation.

○ The request shall not exceed $2,500 per calendar year.
○ While the standard protocol remains one request per year,

additional requests may be approved at the discretion of
Opportunity Home, provided the total annual cap is not
exceeded.

Development and Asset Management 
Preservation 

● Public Housing: Over the next five years, the Organization plans to invest
approximately $48 million in capital repairs to extend the useful life of 30
properties and approximately 2,983 housing units.

Expansion 
● The Organization has 8 potential investments and/or acquisitions of tax credits

○ Hemisview, Sutton Oaks I, Artisan at Mission Creek, Mirabella Senior, The
Park at Sutton Oaks, San Juan Square I, San Juan Square II, and The
Gardens at San Juan Square

Repositioning 
● The Organization may begin the process of repositioning Public Housing sites in

FY27 - standard HUD policies and procedures for application and initiation of
these conversions will be followed

○ Tarry Towne, Villa Hermosa, Marie McGuire, and Westway

MTW TIMELINE 
● February: Draft MTW Plan posted for public comment
● March: Public Hearing scheduled during Regular Board Meeting
● April: Consideration and appropriate action by the Board of Commissioners and

submission to HUD
● May-June: Address HUD questions
● July: Initiate implementation of the MTW Plan after approval
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STRATEGIC OUTCOMES: 
Supports all strategic outcomes. 
 
ATTACHMENTS: 
Resolution 6921 
FY27 MTW Plan 
Public Comment Summary Slides 
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Opportunity Home San Antonio 
Resolution 6921 

RESOLUTION 6921, AUTHORIZING THE PROPOSED 2026-2027 MOVING TO WORK (MTW) 
AGENCY PLAN, INCLUDING REVISIONS TO THE MTW PLAN, THE PUBLIC HOUSING 
ADMISSIONS AND CONTINUED OCCUPANCY POLICY (ACOP), THE HOUSING CHOICE 
VOUCHER ADMINISTRATIVE PLAN (ADMIN PLAN), CAPITAL FUND PROGRAM PLAN, 
FIVE-YEAR CAPITAL IMPROVEMENT AND DEVELOPMENT PLAN, AND THE FAMILY 
SELF-SUFFICIENCY (FSS) PROGRAM ACTION PLAN 

WHEREAS, the Board of Commissioners of Opportunity Home San Antonio, a public 
instrumentality created pursuant to the laws of the State of Texas must approve the 2026-2027 
Moving to Work (MTW) Agency Plan for fiscal year 2026-2027, including the revised MTW Plan, 
Public Housing Admissions and Continued Occupancy Policy (ACOP), the Housing Choice 
Voucher Administrative Plan (Admin Plan), the Capital Fund Program Plan, and the Family 
Self-Sufficiency (FSS) Program Action plan; and 

WHEREAS, the Board of Commissioners of Opportunity Home San Antonio also desires to 
authorize the submission of the 2026-2027 MTW Agency Plan to the U.S. Department of 
Housing and Urban Development (“HUD”); and 

WHEREAS, the Board further desires to authorize the Chair and the President and CEO to 
execute and submit to HUD such certifications and other documents that they deem necessary 
or advisable in connection with the submission of the MTW Agency Plan. 

NOW, THEREFORE, BE IT RESOLVED that the Board of Commissioners of Opportunity Home 
San Antonio, hereby: 

1) Approves Resolution 6921, authorizing the proposed 2026-2027 Moving to Work (MTW)
Agency Plan, including revisions to the MTW Plan, the Public Housing Admissions and
Continued Occupancy Policy (ACOP), the Housing Choice Voucher Administrative Plan
(ADMIN PLAN), Capital Fund Program Plan, five-year Capital Improvement and
Development Plan, and the Family Self-Sufficiency (FSS) Program Action Plan; and

2) Authorizes the President and CEO or designee to execute all necessary documents and
extensions for the submission of the 2026-2027 MTW Plan to HUD.

Passed and approved this 1st day of April 2026. 

Attested and approved as to form: 
_______________________________
Estrellita Garcia-Diaz _______________________________ 
Chair, Board of Commissioners Michael Reyes 

President and CEO 
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Section I. B. | Overview of Short-Term and Long-Term MTW 
Goals and Objectives 

Opportunity Home San Antonio provides housing to over 65,500 children, adults, and seniors 

through four housing portfolios – Public Housing, Housing Choice Vouchers, Affordable Housing 

Communities, and other communities in partnership with non-profit entities and other agencies. 

Opportunity Home currently employs over 500 people and has a total annual operating budget 

of $255 million. Existing real estate assets are valued at over $825 million. 

Opportunity Home’s involvement with Moving to Work (MTW) dates back to May 2000, when 

Opportunity Home implemented its initial MTW demonstration program in three Public Housing 

communities:  Mission Park Apartments, Wheatley Courts, and Lincoln Heights Courts. In 2009, 

Opportunity Home signed an amended and restated agreement with the U.S. Department of 

Housing and Urban Development (HUD) to make the MTW demonstration an organization-wide 

program. 

The MTW designation provides Opportunity Home with the flexibility to design and test 

innovative approaches to enhance the Organization’s programs. The MTW designation also 

provides funding flexibility by combining Public Housing operating subsidies, Capital Fund 

Program (CFP) grants, and Housing Choice Voucher (HCV) program subsidies into a single fund 

block grant. 

Strategic Plan Summary 
The Organization’s strategic plan describes the priorities for the next eleven years as the 

Organization reaches its 100th anniversary in 2037.  It also describes how those priorities 

connect to a shared understanding of the environment in which the Organization works, the 

impact of the Organization’s work on the broader community, questions that are critical to 

research, and ongoing implementation strategies. 

Guiding Statements 
● Vision: Compassionate, equitable, and vibrant communities where people thrive.
● Mission: Improve the lives of residents by providing quality, affordable housing and

building sustainable, thriving communities.
● Impact Statement: The San Antonio area has a high quality of life where all are thriving

-- starting with Opportunity Home residents.
● Values: The Organization has adopted a set of core values.

○ Equity: Opportunity Home delivers services in a manner that creates fair
outcomes, not just equal opportunities.  Equity ensures that systems -- policies,
programs, and rules -- do not create unfair results.

○ Compassion: Opportunity Home delivers services in a manner that relieves
suffering and improves the quality of life of residents.

○ Excellence: Opportunity Home delivers services in a manner that sets high
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standards and improves continuously. 

Long-term Priority Outcomes 
The strategic plan focuses on three key goals and establishes objectives and action steps that 
will be taken to achieve these goals. These overarching goals will guide the Organization to its 
100th anniversary and ensure successful outcomes for the Organization’s residents, employees, 
and the community we serve. The three strategic goals include: 

● Housing: Provide quality, affordable housing by preserving, developing, acquiring and
financing at least 14,500 affordable units across a diverse portfolio of housing options,
ensuring long-term affordability and stability for residents throughout the San Antonio
area.

● Opportunities: Create opportunities that build collaborative partnerships, support
residents, engage stakeholders and contribute to the strength of the broader community.

● Innovation: Enhance innovation and learning that continually elevate the quality of our
service.
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Section II | General Operating Information 

Section II. A. | Housing Stock Information 

Section II. A. i. Planned New Public Housing Units 
New public housing units that the MTW PHA anticipates will be added during the Plan Year. 

ASSET 
MANAGEMENT 
PROJECT (AMP) 
FILL IN NAME AND 
NUMBER 

0 Bdm 1 Bdm 2 Bdm 3 Bdm 4 Bdm 5+ 
Bdm 

TOTAL 
UNITS 

POPUL
ATION 
TYPE*
* 

Sectio
n 504 
Acces
sible 
Units* 
(Mobil

ity) 

Sectio
n 504 
Units* 
(Heari
ng / 

Vision
) 

N/A 0 0 0 0 0 0 0 N/A 0 0 

Total Public Housing Units to be Added in the Plan Year: 0 

* The federal accessibility standard under HUD’s Section 504 regulation is the Uniform Federal Accessibility
Standards (UFAS) for purposes of Section 504 compliance (24 CFR 8.32). HUD recipients may alternatively use the
2010 ADA Standards for Accessible Design under Title II of the ADA, except for certain specific identified provisions,
as detailed in HUD’s Notice on “Instructions for use of alternative accessibility standard,” published in the Federal
Register on May 23, 2014 (“Deeming Notice”), for purposes of Section 504 compliance,
https://www.govinfo.gov/content/pkg/FR-2014-05-23/pdf/2014-11844.pdf
** Select “Population Type” from: General, Elderly, Disabled, Elderly/Disabled, Other

If “Population Type” is “Other” please describe: 

N/A 

Section II. A. ii. Planned Public Housing Units to be Removed 
Public housing units that the MTW PHA anticipates will be removed during the Plan Year. 

AMP NAME AND NUMBER NUMBER 
OF UNITS 

TO BE 
REMOVED 

EXPLANATION FOR REMOVAL 

HB Gonzalez / TX006000026 51 Comprehensive redevelopment 

Scattered Sites / TX006000033 69 Disposition from portfolio - as-is sales, and potential 

sale to non-profit housing partners 

Westway / TX006000026 152 Projected RAD and/or Section 18 redevelopment 

Lofts at Marie McGuire / 

TX006000010 

63 Projected RAD and/or Section 18 redevelopment 

Villa Hermosa / TX006000010 66 Projected RAD and/or Section 18 redevelopment 
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Tarry Towne / TX006000013 98 Projected RAD and/or Section 18 redevelopment 

TOTAL: 
Public Housing Units to be 

Removed in the Plan Year 

499 

Section II. A. iii. Planned New Project Based Vouchers 
Tenant-based vouchers that the MTW PHA anticipates project-basing for the first time during the 

Plan Year. 

Note: RAD redevelopments may result in blends of PBV and PBRA, resulting in some PBVs at 

each property. Exact breakdowns will be determined at the time of application, dependent on 

financing requirements and resident feedback. 

PROPERTY NAME NUMBER OF 
VOUCHERS TO BE 
PROJECT-BASED 

RAD? DESCRIPTION OF 
PROJECT 

North/South Pond 50 No MPBV New Construction 

TOTAL: 
Planned new Project Based Units in 

Plan Year 

50 

Section II. A. iv. Existing Project Based Vouchers 
Tenant-based vouchers that the MTW PHA is currently project-basing in the Plan Year. 

PROPERTY NAME NUMBER OF 
PROJECT-BASED 

VOUCHERS 

PLANNED 
STATUS 
AT END OF 
PLAN 
YEAR* 

RAD? DESCRIPTION OF 
PROJECT 

Gardens at San Juan 31 Leased / 

Issued 

No Mixed-income Community 

East Meadows 8 Leased / 

Issued 

No Initial phase of Choice 

Neighborhood 

Wheatley Park Senior 36 Leased / 

Issued 

No Final phase of Choice 

Neighborhood 

Woodhill 88 Leased / 

Issued 

No Supports: 1) Family Homeless 

Program in partnership with the 

local CoC (MTW Activity 15-3), 

2) THRU Project for foster youth
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aging out of care (MTW Activity 

21-1), 3) VASH PBVs (not funded 

through MTW but, per previous 

HUD approval, are subject to 

certain MTW policies) 

Rosemont at Highland 

Park 

20 Leased / 

Issued 

No Supports Family Homeless 

Program in partnership with the 

local CoC (MTW Activity 15-3) 

425 San Pedro 25 Leased / 

Issued 

No PSH in partnership with local 

housing providers 

Aspire at Tampico 20 Leased / 

Issued 

No Existing property 

Commons at Acequia 

Trails 

80 Committed No PSH in partnership with local 

housing providers 

Snowden 54 Leased / 

Issued 

No Existing elderly property 

Total: 
Planned Existing 

Project-Based Vouchers 

362 

Section II. A. v. Planned Other Changes to MTW Housing Stock 
Anticipated During the Plan Year 
PLANNED OTHER CHANGES TO MTW HOUSING STOCK ANTICIPATED IN THE PLAN YEAR 

The Organization intends to transition existing owned assets within the Affordable Housing Communities 

portfolio into Single Asset entities to mitigate the administrative recordkeeping and audit burden associated 

with the properties. Below is a summary of the assets expected to transition. 

Priority Property Name Current 
Ownership 

MTW / LNT 
Use 
Agreement 

PH Units RAD? 

1st Ravello AHC Y 0 N/A

2nd Midcrowne AHC Y 39 TBD

3rd Alhambra AHC Y 14 TBD

4th Refugio AHC Y 50 TBD

5th Science Park AHC Y 0 N/A
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6th O’Conner AHC Y 0 N/A

7th Villa de San 

Alfonso (aka Vera 

Cruz) 

AHC Y 0 N/A

The Organization is also in the process of transferring existing ground leases from the Las Varas Public 

Facility Corporation to the San Antonio Housing Finance Corporation. This action is being taken to mitigate 

liability insurance risk. Below is a summary of the assets expected to transfer. 

Property Name Current 
Ownership 

MTW / LNT 
Use 
Agreement 

PH Units RAD? 

Artisan at Mission 

Creek (aka Artisan 

@ Military) 

Partnership N 0 N/A 

Costa Almadena Partnership N 0 N/A 

Mirabella Senior 

Apartments 
Partnership N 0 N/A 

Elan Gardens AHC Y 0 N/A

The Sorento (fka 

Primrose at 

Monticello) 

Partnership N 0 N/A 

Southgate at 

Emerald (fka 

Rosemont at 

University Park) 

Partnership N 0 N/A 

The Organization may employ PBV and PBRA units at RAD redevelopments, resulting in PBRA units at 

properties. Unit blends will be determined at application to HUD and follow all necessary guidelines for 

conversion. Exact breakdowns will be determined at the time of application, dependent on financing 

requirements and resident feedback. The Organization will list such breakdowns as available in annual MTW 

Reports. 

Section II. A. vi. General Description of All Planned Capital 
Expenditures During the Plan Year 
Narrative general description of all planned capital expenditures of MTW funds during the Plan Year. 

GENERAL DESCRIPTION OF ALL PLANNED CAPITAL EXPENDITURES DURING THE PLAN 
YEAR 
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As a block grant organization, Opportunity Home combines PH, HCV, and Capital Fund Program (CFP) funds 

into a single fund with full funding flexibility. The Organization’s capital expenditures during the plan year will 

be dedicated to capital improvement projects, architectural and engineering (A/E) related costs, construction 

management fees, and operating-administration costs throughout the public housing portfolio. The capital plan 

will address Life-Safety repairs, comprehensive modernization, and substantial renovations at several public 

housing developments. Other capital projects may be added based upon capital planning efforts in addition to 

the results of ongoing physical needs assessments. 

Property Budget ($) Description 
PHA Wide 1,700,000    Program Administration 
PHA Wide 3,400,000 PH Operating Shortfall 
PHA Wide 250,000 Foundation Repairs 
PHA Wide 250,000 Electrical Repairs 
PHA Wide 250,000 HVAC Repairs 
PHA Wide 250,000 Plumbing Repairs 
PHA Wide 250,000 Roofing Repairs 
PHA Wide 4,215,783 Dispo/Demo Assistance 
Alazan 5,700,000 Lead-Based Paint Abatement 
Alazan 600,000 Bring Offline Units Online 
Alazan 850,000 Exterior Renovations 
Blanco 3,176,000 Fire Protection Installation 
Highview 1,857,576 Weatherize Windows and Roofs 
Jewett Circle 2,948,114    Property Reno / Elevator Modernization 
Linda Lou 450,000    Property Renovations 
Linda Lou 100,000    Weatherize Windows and Roofs 
Marie McGuire 470,000    Elevator Modernization 
Matt Garcia 3,650,200    Fire Protection Installation 
Morris Beldon 2,856,781    Property Renovations 
Villa Hermosa 6,800,000    Fire Protection and Improvements 
William Sinkin 1,000,000    Property Renovations 
Total $41,024,454 

Section II. B. | Leasing Information 

Section II. B. i. Planned Number of Households Served 
Snapshot and unit month information on the number of households the MTW PHA plans to serve 

at the end of the Plan Year. 

PLANNED NUMBER OF HOUSEHOLDS SERVED 
THROUGH: 

PLANNED NUMBER 
OF UNIT MONTHS 

OCCUPIED/LEASED* 

PLANNED 
NUMBER OF 

HOUSEHOLDS 
TO BE 

SERVED** 
Public Housing Units Leased 69,180 5,765 
Housing Choice Vouchers (HCV) Utilized 130,800 10,900 
Local, Non-Traditional: Tenant-Based^ 0 0 
Local, Non-Traditional: Property-Based^ 29,880 2,490 
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PLANNED NUMBER OF HOUSEHOLDS SERVED 
THROUGH: 

PLANNED NUMBER 
OF UNIT MONTHS 

OCCUPIED/LEASED* 

PLANNED 
NUMBER OF 

HOUSEHOLDS 
TO BE 

SERVED** 
Local, Non-Traditional: Homeownership^ 0 0 
Planned Total Households Served: 229,860 19,155 

* “Planned Number of Unit Months Occupied/Leased” is the total number of months the MTW PHA plans to have
leased/occupied in each category throughout the full Plan Year.
**“Planned Number of Households to be Served” is calculated by dividing the “Planned Number of Unit Months
Occupied/Leased” by the number of months in the Plan Year.
^ In instances when a local, non-traditional program provides a certain subsidy level, but does not specify a number
of units/households to be served, the MTW PHA should estimate the number of households to be served.

Local, Non-traditional 
Category 

MTW Activity 
Name/Number 

Planned Number Of 
Unit Months 

Occupied/Leased* 

Planned Number Of 
Households to Be 

Served** 

Tenant-based 0 0 
Property-Based 29,880 2,490 
Homeownership 0 0 
* The sum of the figures provided should match the totals provided for each local, non-traditional category in the
previous table. Figures should be given for each individual activity. Multiple entries may be made for each category, if
applicable.

Section II. B. ii. Discussion of Any Anticipated Issues/Possible 
Solutions Related to Leasing 

HOUSING PROGRAM DESCRIPTION OF ANTICIPATED LEASING ISSUES AND POSSIBLE 
SOLUTIONS 

Public Housing Public housing continues to face challenges, including aging infrastructure, 

crime, and vacant unit security. The Organization continues to maintain an 

average occupancy near established goals and continues to work to maintain 

or increase the occupancy percentage. Waitlist cleaning is projected for FY27 

to assist in faster turnaround of residents to ensure unit downtime is minimal.  

Housing Choice Voucher The Housing Voucher Department previously was utilized and is now looking to 

start issuing for lease-up based on attrition and to increase the utilization 

average. The waiting list will be reviewing the response rate of notices to 

determine if maintenance is required, and staff will continue to work with 

partners to maintain high utilization of special programs. 

Local, Non-Traditional The Organization is continuing its efforts to diversify its Local, Non-Traditional 

portfolio and meet internal occupancy targets. The primary challenge during 

the last fiscal year stemmed from marketing and training gaps. Competing 
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with new developments in an area (San Antonio ranked 7th nationally for new 

developments) posed difficulties for the Organization's aging properties. To 

address this, the Organization leveraged its communication department to 

enhance website and social media marketing and increased staff participation 

in city-wide resource fairs to promote property affordability. Looking ahead, 

comprehensive plans were initiated in FY26 to revamp training, focusing on 

sales, marketing, and compliance skills for onsite property staff, with 

continued training slated as a major focus for FY27. 

Section II. C. | Waiting List Information 

Section II. C. i. Waiting List Information Anticipated 
Snapshot information of waiting list data as anticipated at the beginning of the Plan Year. The 

“Description” column should detail the structure of the waiting list and the population(s) served. 

WAITING LIST 
NAME 

DESCRIPTION NUMBER OF 
HOUSEHOLDS 
ON WAITING 

LIST 

WAITING LIST 
OPEN, 
PARTIALLY 
OPEN OR 
CLOSED 

PLANS TO OPEN 
THE WAITING LIST 
DURING THE PLAN 
YEAR 

Housing Choice Voucher Community-wide 

voucher program 

17,122 Closed No 

Accessible Unit Public 
Housing 

Community-wide; For 
applicants who require 
a 504 accessible unit 

2,884 Open Yes 

Elderly Mix Public 
Housing 

Community-wide; For 
applicants who are 62 
and above or who have 
a documented disability 
(they may be under the 

age of 62). 

5,624 Open Yes 

Family Public Housing Community-wide; For 
applicants who are in 
families (Non-elderly, 

non-disabled) 

40,376 Currently closed 
as of 5/26/25 

No 

Snowden Project-Based Site-based 606 Closed as of 

3/17/25 

No 

La Posada MOD Rehab Site-based 8,110 Closed No 

Aspire at Tampico 
Project-Based Vouchers 

PBV Site-based 1,328 Currently closed 

as of 8/25/23 

No 

East Meadows 

Project-Based Vouchers 

PBV Site-based 2,726 Closed No 
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Gardens at San Juan 

Square Project-Based 

Vouchers 

PBV Site-based 5,576 Closed No 

Wheatley Park Senior 

Project-Based Voucher 

PBV Site-based 26 Closed Yes 

Four25 San Pedro 

Project-Based Voucher 

Site-based 0 Closed (Referrals 

only) 

No 

PBV Referred 

Affordable Housing 

Communities 

PBV Site-based 0 Not open to 

public (S8 

Referrals Only) 

No 

Local Non-Traditional 

Property-Based 

Site-based 0 Closed (Referrals 

Only) 

No 

Stability Voucher This waitlist is used 

exclusively for Stability 

referrals 

0 Private (Referrals 

Only) 

No 

Please describe any duplication of applicants across waiting lists: 

Waitlist figures are reported as of February 1, 2026. There are a total of 64,532 unique households on any of 

the wait lists above. 

Section II. C. ii. Planned Changes to Waiting List in the Plan Year 
Please describe any anticipated changes to the organizational structure or policies of the 

waiting list(s), including any opening or closing of a waiting list, during the Plan Year. 

Any waiting list not included in the table below has no changes planned. 

WAITING LIST NAME DESCRIPTION OF PLANNED CHANGES TO WAITING LIST 

Housing Choice Voucher Plans to update the list by sending out notices of continued interest to 

remaining applicants. 

Family Public Housing Plans to update the list by sending out notices of continued interest to 

remaining applicants. 

Project-Based Vouchers - 

Site-Based 

Plans to combine all Project-Based Voucher - Site-Based waitlists into 

General Project-Based Voucher waitlists by Family, and Elderly type 

 FY 2025-2026 MTW Plan 
    Section 2. General Operating Information 

 14 of 206 
Page 31 of 361Page 31 of 365



Section III | Proposed MTW Activities 

FY2026-1 | Elimination of Negative Rent
A. ACTIVITY DESCRIPTION

i. Describe the proposed activity -

The activity would eliminate negative rents for PH residents and HCV participants who are 

non-elderly, non-disabled. Under current regulations, if a family’s utility allowance exceeds their 

total tenant payment (TTP), the Organization issues a reimbursement (negative rent). Under this 

activity: 

For Non-Elderly/Non-Disabled Households: The TTP and UA will be calculated as usual. If the 

calculation results in a negative rent, the reimbursement will not be issued. 

For Elderly/Disabled Households: No change. These households will continue to receive UAP 

reimbursements if their utility allowance exceeds their TTP, in accordance with standard HUD 

guidelines. 

ii. Describe how the activity will achieve one or more of the 3 statutory objectives and the

specific impacts on that objective -  

This activity would result in greater cost effectiveness of federal dollars by eliminating 

reimbursement checks sent to households with negative rent. This elimination would ease 

administrative burden on staff, and the savings resulting from this activity can be redirected 

towards other Agency needs. 

This activity would also promote economic self-sufficiency of work-able households. 

iii. Provide the anticipated schedule for implementing the proposed activity -

Public Comment/Hearing: February/March 2026 
Plan Submission: April 2026 

Staff Training & Software Configuration: Fall 2026 

Resident Notification: 30–60 days prior to implementation. 

Effective Date: Implementation could occur in the Spring of 2027 

iv. Specify if the PHA plans to apply this activity to any SPV types -

The PHA does not plan to apply this activity to any SPVs. 

B. COST IMPLICATIONS
i. State whether the proposed activity will result in any cost implications for the PHA -

The proposed activity is projected to result in cost savings, resulting in a surplus. 

ii. If the proposed activity does result in cost implications, provide an estimate of the

amount and discuss how the PHA will manage the surplus or deficit anticipated -  
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Estimate: Based on current data, the PHA expects to save approximately $33,000 annually in 

negative rent payments. 

Management: These funds will remain within the MTW Block Grant and be used to support other 

MTW-authorized housing and self-sufficiency initiatives. 

C. NEED/JUSTIFICATION FOR MTW FLEXIBILITY
i. Cite the authorization(s) detailed in Attachment C and/or D of the Standard MTW

Agreement that give the MTW PHA flexibility to conduct the proposed activity -  

Attachment C, Section C.11 (HCV) and Section D.2.a (Public Housing). These sections allow 

the PHA to determine the amount of tenant rent and the method for calculating it. 

ii. Explain why the cited authorization(s) is needed to engage in the proposed activity -

Standard HUD regulations (24 CFR 982.517 and 960.253) require the PHA to pay a UAP if the 

utility allowance exceeds the TTP. Only through MTW flexibility can the PHA waive these specific 

sections of the 1937 Act to cap the rent at $0 and eliminate the reimbursement check. 

D. RENT REFORM INFORMATION
i. Impact Analysis -

Agency Finances: Expected reduction in HAP expenditures and administrative overhead. 

Affordability: For the target population (non-elderly/non-disabled), this represents a minor 

increase in their gross housing cost (the loss of the reimbursement check). However, by 

maintaining the current UA schedule, the PHA ensures that the tenant's rent to the owner 

remains stabilized. 

Protected Classes: Since elderly and disabled households are exempt, the impact is focused on 

"work-able" households. No disparate impact is anticipated as the policy applies uniformly to the 

remaining population. 

ii. Hardship Case Criteria -

A hardship is defined as a situation where the loss of the UAP results in: 

1. The household is at imminent risk of utility shut-off for essential services (heat, water,

electricity).

2. The household is at imminent risk of eviction due to an inability to cover the gap

between the UA and actual costs during a period of zero income.

3. Loss of income that has lasted more than 30 days.

iii. Description of Annual Reevaluation -

The PHA will monitor the number of hardship requests and the total HAP savings annually as 

part of the MTW Report. If more than 20% of the affected population requires a hardship 

waiver, the PHA will reevaluate the activity. 
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iv. Transition Period -

To minimize the impact, the PHA will provide a one-time transition notice to all affected 

households at least 60 days before the policy goes into effect. No retroactive UAP collections 

will occur; the change will only apply moving forward. 
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Section IV | Approved MTW Activities 
A. Implemented Activities

FY2011-1e | Preservation and Expansion of Affordable Housing 

Plan Year Approved, Implemented, Amended 
This activity was approved in the FY2011 MTW Plan and implemented in that fiscal year. 

Description/Update 
Description: This activity maintains the Organization's authority and ability to fund local, 

non-traditional units under the scope of MTW flexibility. Under Opportunity Home’s broader uses 

of funds authority, Attachment D, the Organization may use MTW funding for local, 

non-traditional units provided that the activities meet the requirements of the MTW statute. In 

FY2014, HUD approved an RFH amendment and RFH Plan to combine replacement housing 

factor (RHF) funds with the MTW block grant to fund local, non-traditional units. 

Note: The Organization’s flexibility to construct new Section 8 or 9 units is authorized under 

MTW single-fund flexibility, and those outcomes will be reported in the Sources and Uses of 

Funds section. The only units authorized under this activity, FY2011-1e, are those reserved for 

households with income at or below 80% AMI that receive no Section 8 or 9 funding.  

The Organization may also develop or acquire new and/or existing communities with market-rate 

units in addition to affordable units; however, this activity does not authorize the use of MTW 

funds (including RHF funds) for the development of those market-rate units. 

The Organization also expects to continuously evaluate possible investment and/or acquisition 

of existing Low Income Housing Tax Credit (LIHTC) properties that are at or approaching the 

end of their initial 15-year compliance period in an effort to expand and preserve affordable 

housing within the City of San Antonio. The Organization may elect to use its broader use of 

funds authority to execute these financial deals. 

Update: This activity is ongoing and continues to facilitate the expansion and preservation of 

affordable housing across San Antonio. Throughout each FY, the Organization’s Asset 

Management department monitors various assets to determine if and when to acquire in an 

effort to expand affordable housing options across the city. The MTW Report and Asset 

Management Plan in the appendix of this Plan will share the properties and number of units that 

have been preserved or added due to this activity.  

Planned Non-Significant Changes 
None. 
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Planned Significant Changes 
None. 

FY2011-9 | Allocate tenant-based voucher set-asides for 
households referred by non-profit sponsors who provide 
supportive services 

Plan Year Approved, Implemented, Amended 
This activity was approved in FY2011 and implemented in the same fiscal year. This activity was 

amended in FY2019-2020. 

Description/Update 
Description: The Organization allocates up to 240 tenant-based vouchers for households 

referred by non-profit sponsors who commit to providing supportive services. The set-aside 

vouchers support two main programs: 

● The Set Aside Homeless Voucher (SHVP) Program - This program provides rental voucher

assistance to homeless individuals through a collaborative referral process. San Antonio

Metropolitan Ministries (SAMMinistries) and the Center for Healthcare Services (CHCS)

screen applicants to ensure they meet all eligibility criteria and then forward referral

packets to the Organization. A total of 200 vouchers have been allocated for the SHVP

program. Case management and supportive services are provided by SAMMinistries and

CHCS.

● Move On Program - This program provides 40 tenant-based vouchers for families

currently residing in Permanent Supportive Housing (PSH), Rapid Rehousing (RRH), or

other supportive housing to transition to subsidized housing via the housing choice

voucher. The program is designed to serve those who previously experienced chronic

homelessness, have been successfully serviced through supportive housing, and will

benefit from ongoing housing subsidies to prevent a return to homelessness. The current

partner for this program is the localities' Continuum of Care organization, Close to Home.

FY2019-2020 included amendments as follows: 

○ Added up to forty (40) additional tenant-based vouchers to support a Permanent
Supportive Housing (PSH) provider currently partnered with the organization
administering the Move On Program.

○ Adopted alternative portability policies for all set-asides under this activity to

ensure participants are able to continue receiving supportive services by partners

while receiving the set-aside housing assistance. Under this alternative policy,
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recipients would not be able to port or take their set-aside voucher to another 

jurisdiction.  

○ Adopted a hardship policy: a set-aside voucher recipient may be given the

opportunity to port out of the Organization’s jurisdiction in the following cases:

■ If the recipient has an approved reasonable accommodation need, or

■ If the recipient requests an emergency transfer under the VAWA Act of

2013.

Update: This activity is ongoing, and the Organization continues to utilize the allocated vouchers 

to reduce homelessness in San Antonio in partnership with local non-profit agencies. The 

Organization will continue to track and report the number of households receiving services and 

their median length of stay in this program.  

Planned Non-Significant Changes 
The Organization may add additional vouchers under this program in FY27 to continue serving 

this population and assisting our non-profit partners. 

Planned Significant Changes 
None.

FY2013-4 | HQS Inspection of Opportunity Home properties by 
Opportunity Home inspectors 

Plan Year Approved, Implemented, Amended 
This activity was approved as part of the FY2013 MTW Plan. Implementation began in January 

2013. 

Description/Update 
Description: This activity allows Opportunity Home inspectors, instead of third-party 

contractors, to inspect and perform rent reasonableness assessments for units at properties that 

are either owned by Opportunity Home under the Organization's non-profit portfolio or owned by 

an Opportunity Home affiliate under the Organization’s partnerships portfolio. 

Replacing third-party contractors allows the Organization to save on the costs associated with 

housing inspections and results in better cost efficiency. The net savings are the difference 

between the estimated cost of a third-party inspector and the cost of an Opportunity Home staff 

member performing such inspections. 

Update: This activity is active and ongoing. The Organization continues to experience cost 

efficiencies by conducting inspections “in-house”. The Organization will continue to track and 

report on the estimated cost savings amount based on the number of inspections per FY. 
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Planned Non-Significant Changes 
None. 

Planned Significant Changes 
None.

FY2014-3 | Faster Implementation of Payment Standard 
Decreases 

Plan Year Approved, Implemented, Amended 
This activity was approved as part of the FY2014 MTW Plan and implemented in the same year. 

Description/Update 
Description: This activity is designed to achieve the statutory objective of reducing cost and 

producing greater cost effectiveness. Typically, when Fair Market Rent (FMR) is reduced, and the 

payment standard is adjusted accordingly, the reduced payment standard is applied at each 

participant’s second regular reexamination. This activity will allow the Organization to apply the 

lower payment standards at each participant’s next reexamination (Move, Interim, and/or Annual 

reexaminations), or as predicated on business need. If the participant’s rent portion increases as 

a result of applying the new payment standard, the Organization will provide the participant with 

a 30-day notice of rental increase.  

Update: This activity is active and ongoing. The Organization is implementing the appropriate 

payment standard at regular reexaminations, interim reexaminations, and moves. The 

Organization will continue to track and report Agency cost savings resulting from this activity 

based on the average number of households served in the FY multiplied by the average HAP 

cost.  

Planned Non-Significant Changes 
None. 

Planned Significant Changes 
None.

FY2014-6 | HCV Rent Reform 

Plan Year Approved, Implemented, Amended
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This activity was approved as two separate activities and subsequently combined into one 

activity, which was approved in the FY2015 Plan. (FY2014-6: Rent Simplification (HCV) and 

FY2015-4: Simplified Utility Allowance Schedule) 

For FY2014-6 Rent Simplification, the Agency received HUD approval as part of the FY2014 Plan 

and began implementation in July 2014. For the FY2015-4 Simplified Utility Allowance Schedule, 

the Organization received HUD approval as part of the FY2015 MTW Plan and began 

implementation in January 2015. 

Description/Update 
Description: This activity is designed to meet the statutory objective of increasing cost 

effectiveness. This activity has two elements: (1) simplified rent calculation (previously approved 

under FY2014-6: Rent Simplification) and (2) simplified utility allowance schedule (previously 

approved under FY2015-4: Simplified Utility Allowance Schedule) 

(1) Rent Simplification Description: Previously, the rent calculation was based on 30% of the 

participant’s adjusted monthly income. This activity lowers the percentage used to calculate rent 

to 27.5% of monthly gross income for all MTW HCV participants and new admissions, and 

eliminates deductions (i.e., medical and child care) with minimal impact on the participant’s rent 

portion. The HCV program has a minimum rent of $50. Additionally, the Organization will not 

disregard the participant's income using the traditional Earned Income Disallowance (EID) 

calculation.  

The per-unit cost will be calculated by the total housing assistance payments divided by the total 

number of units leased each month. The housing assistance payments expense will be obtained 

from the monthly financial statements, and the total units will be obtained from the Unit Month 

Report. The Organization will conduct time studies to verify the number of hours that staff spend 

calculating the tenant rent portion. The quality control score will be obtained from an Access 

database. 

(2) Simplified Utility Allowance Schedule Description: Prior to this activity, the Agency conducted 

annual reviews and periodically re-established a Utility Allowance Schedule to represent 

reasonable utility cost expectations as part of a tenant’s lease. The Utility Allowance Schedule is 

based on utility surveys and analysis of the type of structure, bedroom size, appliances provided 

by the tenant, and type of appliances (gas/electric).  

This activity establishes a new, simplified schedule that is based on the analysis of data 

collected from the Organization’s existing HCV portfolio, including the most common structure 

and utility types. The simplified schedule reduces administrative costs associated with the 

traditional method of applying a Utility Allowance Schedule. Specifically, the activity will allow the 

HCV department to be more cost-effective by reducing staff time spent on calculating multiple 
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utility schedules for 6 different structure types, plus various utility types such as gas, electric, or 

propane. 

The simplified utility allowance schedule is also anticipated to benefit property owners, who will 

have a more accurate understanding of the total gross rent to be applied to their properties, and 

to benefit participants, who will be able to use this new schedule to clarify gross rent in their 

selection of housing units. 

The new utility allowance schedule is implemented at the time of recertification, interim, or 

change of unit. The schedule will be applied to the lesser of these two options: 

● the actual size of the unit; or

● the size of the voucher

The flat utility allowance will not be granted in the case of tenant-provided appliances, which are 

not considered tenant-supplied or -paid utilities. The Organization will continue to use current 

market consumption data to determine when adjustments to the simplified schedule are needed 

(upon a change of more than 10% in rates). 

Hardship Policy: Households that experience a rent increase of $26 or more due to the rent 

simplification calculation will be granted a hardship exemption and have the household’s TTP 

calculated in accordance with 24 CFR 5.628 (i.e., non-MTW TTP calculation). Participants who 

are granted a hardship exemption will remain exempt until their rent portion falls below the $26 

threshold. Hardship exemptions under this provision will be verified at each recertification. 

On June 13, 2019, the Agency received HUD approval to extend these MTW Agreement 

provisions to its HUD-VASH program. The Agency implemented the extension of this waiver to 

the HUD-VASH Program in FY2020. Additionally, the FSS waiver was moved under this activity in 

FY2023 to streamline activity reporting and management. 

Update: This activity is active and ongoing and continues to minimize administrative costs with 

minimal impacts to residents. Estimated cost savings based on the number of files processed in 

the FY will continue to be tracked and reported to ensure the goal of the activity is maintained. 

Planned Non-Significant Changes 
None.

Planned Significant Changes 
None.
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FY2015-3 | Modified Project Based Vouchers (MPBVs) 

Plan Year Approved, Implemented, Amended 
This activity was approved in FY2015 and implemented in the same fiscal year. It has been 

amended two times since its implementation in FY2020 and FY2021. 

Description/Update 
Description: This activity is designed to meet the statutory objectives of increasing housing 

choices for low-income families and increasing cost-effectiveness. This activity modifies the 

standard Project-Based Voucher program in two ways. First, this activity allows the Organization 

to commit vouchers to developments in the Organization’s new and existing properties. The 

vouchers increase the number of units that are affordable to households based on their actual 

ability to pay. For example, a tax credit rent affordable to a 30% AMI household will be 

affordable to a 4-person household earning $17,640 or more. However, many households earn 

much less than that, and a 4-person household earning $10,000 (typical for Opportunity 

Home-assisted households) is not able to afford a tax credit rent affordable to a 30% AMI 

household.  

The Organization may commit vouchers to any Opportunity Home-owned or controlled 

development. This activity applies only to the commitment of vouchers to Opportunity 

Home-owned or controlled units. Any commitment of vouchers to privately-owned developments 

will be made through a competitive process outside the scope of this activity. 

Secondly, this activity also increases cost effectiveness by removing the automatic provision of a 

tenant-based voucher to a household that wishes to relocate from a unit associated with a local 

project-based set-aside voucher. The removal of the automatic provision reduces HAP costs and 

also stabilizes overall occupancy at the communities where vouchers are committed. Previously, 

activity FY2011-8 provided a tenant-based voucher to a household after two years in the local 

project-based set-aside unit. The activity amendments that remain in effect today are listed 

below, 

FY2019-2020 Amendments:  

● Allocated eighty (80) additional project-based vouchers to support the following

initiatives:

○ THRU Project: Up to ten (10) modified PBVs at Opportunity Home properties will

be committed to support MTW Activity 2021-1.

○ Family Homeless: Up to twenty (20) modified PBVs at Opportunity Home

properties will be committed to support Close to Home, the local Continuum of

Care lead organization.
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○ Affordable Housing Communities: Up to thirty (30) modified PBVs at a new 

Opportunity Home - Affordable Housing Communities development. 

● Adopted an alternative waitlist policy for the modified PBVs committed that support the 

various programs discussed so that the units would be reserved for direct referrals from 

these partners. (24 C.F.R. 983.251: How participants are selected) 

● Received waiver to remove the twenty-five percent (25%) per project cap for the 

Organization’s modified project-based units. 

FY2020-2021 Amendments:  

● Family Homeless: Twenty (20) MPBVs were allocated to Rosemont at Highland Park, a 

property in the Organization’s Affordable Housing Communities Portfolio. Due to a lack 

of vacancies, the Organization plans to allocate these vouchers across multiple 

properties to ensure they are utilized and occupancy needs are met. 

● Received waiver to determine contract rents and increases and to determine the content 

of contract rental agreements that differ from the currently mandated program 

requirements in the 1937 Act and its implementing regulations. In alignment with the 

organization’s goal to increase housing choice, this waiver also allows the organization to 

analyze the MAFMRs and SAFMRs and use the higher payment standard on future MPBV 

contracts.  

● Received waiver to remove the requirement that an independent entity must determine 

the initial contract rent and annual redetermination of rent. This waiver allows the 

organization to determine the contract rent in accordance with PBV regulations.  Current 

regulations require the organization to rely on a third-party to initiate the HAP contract 

and adjust the rent at any request for a rental increase. PBV regulations for determining 

rent to owner, on the other hand, specify that the amount of rent to owner must be set at 

the lower of: 

○ an amount based on the payment standard minus UA; 

○ the reasonable rent (determined by a third party); or 

○ the rent requested by the owner. 

Update: This activity is active and ongoing and assists the Organization in facilitating the 

expansion and preservation of affordable housing, resulting in increased housing choices. The 

Organization currently administers 257 MPBVs and will provide the spread of those vouchers in a 

table to be included in each MTW Report. The Organization may also cap housing subsidies to 

not exceed the current HUD funding amount per voucher.  

Planned Non-Significant Changes 
None. 

Planned Significant Changes 
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None.

FY2019-1 | Local Implementation of SAFMR 

Plan Year Approved, Implemented, Amended 
This activity was approved in FY 2018-2019 and implemented in the same fiscal year.  

● FY2018-2019: Phase I was approved and implemented
○ Established 2-Tier Policy Map
○ Set a subsidy cap of $1.5M for higher cost areas
○ Set payment standard schedule outside the 90-110% of the MAFMR and SAFMRs
○ Established an exception overlay

● FY2019-2020: Phase II was approved and implemented
○ Expanded the number of small areas from two (2) to ten (10),
○ Eliminated the subsidy cap from Phase I,
○ Set payment standard schedule outside the 90-110% of the MAFMR and SAFMRs,

and
○ Updated the exception overlay mechanism.

● FY2025-2026:
○ Exception overlay methodology and policy were removed.

Description/Update 
Description: This activity is designed to increase housing choices for low-income families by 
creating payment standards that better reflect market conditions in different parts of San 
Antonio, and thereby making a larger number of San Antonio neighborhoods affordable for 
voucher households. This activity is a local implementation of HUD’s Small Area Fair Market 
Rents (SAFMR). 

Because of the potential impact (positive and negative) on a large number of voucher 
households, the organization implemented the activity over multiple fiscal years in order to 
control for negative and unanticipated consequences, to make use of the latest research and 
market data, and to maintain the  number of households served. HUD approved this phased-in 
approach in FY2019. Below are the principles and parameters the Organization used in the 
development of the activity:  

1. Maintain Number of Households Served
a. No decrease in capacity to serve  the same number of  households

2. Minimize Negative Impact
a. Minimize negative impact for existing households in low-cost neighborhoods
b. No disparate impact on protected classes, including locally recognized classes

(sexual orientation, gender identity, veteran status, and age)
3. Make the SAFMR as easy to use as possible

a. Households and landlords have limited time and resources; program design
should facilitate program implementation

 FY 2025-2026 MTW Plan 
    Section 3. Proposed MTW Activities 

 26 of 206 
Page 43 of 361Page 43 of 365



4. Leverage the Value of the Voucher
a. Maximize the value of vouchers in targeted growth areas and rapidly changing

neighborhoods

Local Submarket Payment Standards: This activity makes use of one waiver: establish local 
submarket payment standards. 

Currently, the Department of Housing and Urban Development (HUD) publishes fair market rents 
(MAFMRs) annually for each metropolitan statistical area in the United States and requires each 
housing authority to adopt a payment standard schedule for each MAFMR area in its jurisdiction. 
HUD allows housing authorities to establish the payment standard amounts at any level between 
90% and 110% of the published FMR. Payment Standards are used to calculate the maximum 
subsidy that the PHA will pay each month toward rent and utilities for families with Housing 
Choice Vouchers. 

Prior to the implementation of SAFMR, the process for establishing payment standards included 
analyzing the MAFMRs when published, presenting the recommended schedule to the Board of 
Commissioners for approval, and implementing the new schedule over a twelve-month phase-in 
for clients who have reexaminations and all new admission contracts effective on or after the 
effective date. Due to biennial and triennial recertifications under the Organization's MTW 
status, the impact on HAP expenditures is typically phased in over a period of three years.  

Under the new Small Area Fair Market (SAFMR) regulation, Opportunity Home is required to 
implement this process using SAFMRs which are based on ZIP codes as opposed to the San 
Antonio-New Braunfels Metropolitan Statistical Area; however, because the Organization is 
designated as a Moving to Work (MTW) Agency, it is authorized to adopt and implement any 
reasonable policy to establish payment standards for housing choice vouchers that differ from 
the currently mandated program requirements. The Organization requested and received a 
waiver in Year 1 (FY 2018-2019).  

On June 27, 2019, the Organization received HUD approval to extend this MTW Agreement 
provision to its HUD-VASH program. The Organization implemented the extension of this waiver 
to the HUD-VASH Program in FY2020. 

To stay consistent with the annual payment standard update approval process, new payment 
standard schedules will be approved by a separate Board Resolution. Annual modifications to 
payment standards are allowed with the Organization Board's approval, where 
appropriate/necessary. The Organization anticipates reviews of the payment standards every 
year in August/September when new SAFMRs are published by HUD. 

Zip Code Grouping methodology: The Organization explored a variety of grouping options 
ranging from five to fifteen groups using a cluster analysis based on the published HUD 
SAFMRs. The goal of the clustering was to minimize within-tier rent differences and maximize 
between-tier differences. This would ensure that when the payment standard was set for each 
tier, it would be an appropriate amount for all zip codes within the tier. The ten-tier option was 
chosen after considering administrative burden, financial impact, and building consensus with 
local stakeholders. In addition, the Organization had implemented HUD’s SAFMR for its smaller 
special programs using ten (10) tiers, which offered some consistency for staff, clients, and 
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landlords. As of FY2020, special programs are now under the Organization’s MTW 
implementation of SAFMRs. 

Payment Standard methodology: The Organization reviewed various methods for setting the 
payment standard in each Tier. The goal of the review was to establish a method that allowed the 
Organization to consistently determine payment standards for each tier and bedroom size while 
also balancing the financial impact. The method that found the balance between the financial 
impact and the goals of the SAFMR policy was determined to be ninety percent (90%) of the 
minimum SAFMR within each Tier. For example, in Tier 1, there are seven (7) ZCTAs. The 
minimum or lowest SAFMR for a two-bedroom among these seven ZCTAs is $790. The payment 
standard for the two-bedroom is set to ninety percent (90%) of $790, or $711. This method was 
applied to all ten tiers and all bedroom sizes. 

Hardship policies: This activity is not expected to impact existing clients' tenant share; 
however, the Organization recognizes the need for a hardship policy in concert with the 
proposed policy changes to ensure that households with documented urgent needs or 
extenuating circumstances are not unduly burdened by the policy changes.  

The Organization’s current policy on financial hardships regarding minimum rent and zero 
income declaration will continue to apply to participants under this activity in accordance with 
§6.3.A(3) and §6.3.B of the Administrative Plan. In addition, the Organization has one MTW
activity with special hardship policies: FY2014-6: Rent Simplification. Hardships outlined in that
activity will apply under this activity.

The Organization has adopted two SAFMR-specific mechanisms to provide protection for 
clients, including (1) Hold Harmless Policy and (2) Exception Overlay Policy. In addition, clients 
have access to existing hardship and reasonable accommodation policies outlined in 16.2.B(7) of 
the Administrative Plan. The mechanisms specific to SAFMR are described below.  

Hold Harmless Policy: For families whose payment standard falls outside of the basic range as 
a result of a decrease in FMRs (including a decrease in FMRs due to the implementation of 
Small Area FMRs), the Organization will not reduce the payment standard amount for as long as 
the HAP contract remains in effect. 

Update: This activity is active and ongoing and continues to assist the Organization in efforts to 
increase housing choice. The Organization will continue to monitor the activity and report data 
around each grouping to highlight residents' ability to move to units as a result of this activity. 

Planned Non-Significant Changes 
None. 

Planned Significant Changes 
None. 
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FY2019-2 | Alternate Recertification Process 

Plan Year Approved, Implemented, Amended 
The activity was approved in the FY2019 MTW Plan and implemented in FY2019. It was 
amended in FY2023. 

Description/Update 
Description: This activity is designed to reduce cost and achieve greater cost effectiveness in 
Federal expenditures, by providing an alternate schedule for the reexamination process, specific 
PH review procedures, and certification methods of income and assets.  The use of oral 
verifications reduces the Organization’s administrative costs for postage, paper, and envelopes 
when mailing written third-party verification to the client’s employer.  

This activity has four main components that are designed to streamline and simplify the 
recertification process: (1) alternate schedule, (2) alternate public housing review procedures, (3) 
alternate income verification methods, and (4) alternate payment standard increase procedures. 
It consolidates and updates three previously approved activities related to the first two elements 
(FY2014-4, FY2014-5, and FY2016-2) and adds a new waiver for the third element.  

In FY2016, the Organization created a local form with an expiration date of 39 months to 
replace the HUD-9886 Form with the preset 15-month expiration date. 

(1) Alternate Recertification Schedule (PH and HCV)

This activity established biennial and triennial schedules for recertifications for the low-income 
public housing and housing choice voucher programs. By FY2023, the Organization updated all 
household schedules to triennials. 

The Organization may create its own local forms with different expiration dates or other 
elements to accommodate this activity. 

(2) Alternate PH Review Procedures (PH Only)

Typically, in the public housing program, PHAs are required to inform public housing residents of 
the option of paying income-based rent or a flat rent on an annual cycle. PHAs are also obligated 
to conduct annual updates of family composition for these families who have chosen to pay flat 
rent regardless of HUD-allowed triennial recertifications. 

As residents move to triennial recertification schedules, it becomes more efficient to coordinate 
notification and update requirements in accordance with their new recertification schedules. 
This activity allows the Organization to conduct review procedures related to flat rent notice and 
family composition updates for PH individuals at the time of reexamination. 

(3) Alternate Income Verification Methods (PH and HCV)

The Organization will accept the family’s self-certification of the value of family assets and 
anticipated income for net assets totaling $25,000 or less. Third-party verification of assets is 
still required for assets totaling a value of more than $25,000. 
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In order to increase the rate of files completed in a timely manner, the Organization will skip the 
third-party verification form required by HUD’s Verification Hierarchy and instead use oral 
third-party verification when tenant-provided documents are deemed unacceptable. 

The Organization has also revised its policy to extend the length of time that applicant-provided 
documents would be valid for verification purposes. Applicant-provided documents dated within 
90 calendar days from the eligibility appointment would be valid. This does not apply to 
permanent documents such as social security cards, birth certificates, and identification cards. 

Both methods will apply to the low-income public housing and housing choice voucher programs 
unless explicitly exempted. The Organization also implemented the extension of this waiver to 
the HUD-VASH program in FY2020. 

(4) Implementation of Payment Standard Increases at Request for Rental Increase
(HCV Only)

Typically, when the payment standard amount is increased, the increased payment standard is 
applied at the family’s next regular reexamination. In order to reduce tenant rent burden due to 
approved rental increases during the interim recertification years, this activity allows the 
Organization to apply the increased payment standards at each approved request for a rental 
increase. 

In FY2023, the activity was amended as follows: 

● (1) change to the alternate schedule for the housing choice voucher programs and public
housing program; all households were moved to triennials, and

● (2) adding alternate payment standard increase procedures.

Update: This activity is active and ongoing, and the Organization continues to see cost savings. 
Cost savings continue to be tracked and reported based on estimated annual costs in the Public 
Housing and Housing Choice Voucher programs.  

With continued delays in HOTMA implementation, this activity remains fully active. Certain 
provisions within this activity, including net asset self-certifications, will no longer be necessary 
after full HOTMA implementation. When this occurs, the policy will be updated accordingly.  

Planned Non-Significant Changes 
None. 

Planned Significant Changes 
None.

FY2020-1 | College & University Homeless Assistance Program 
(formerly Palo Alto College, College Homeless Assistance Program) 
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Plan Year Approved, Implemented, Amended 
This activity was approved in the FY2020 MTW Plan and implemented in the same fiscal year. 

Description/Update 
Description: This activity is designed to achieve the MTW statutory objective to increase 

housing choices by providing homeless college students with stable housing. The activity 

supports the creation of a homeless set-aside program(s) in partnership with local colleges and 

universities to address the local housing needs of homeless college and/or university students. 

This program assists the Organization in addressing this local housing need through a 

tenant-based set-aside voucher. Since these set-asides will have time limits, alternative 

eligibility requirements, and be married to homeless college/university pilot programs, they are 

being proposed separately from the Organization’s set-asides allocated under FY2011-9. 

This activity initially set aside 50 vouchers to be split between two Alamo Area Colleges. 

Currently, the Organization has 100 vouchers set aside for this program and partners with all five 

Alamo Colleges for referrals. 

Students seeking housing vouchers through the Homeless Assistance Program must meet any 

criteria outlined by the partner college/university, which may differ from internal housing criteria. 

Eligibility for housing will remain consistent across all programs, and students must adhere to 

both sets of requirements. 

Students receiving housing assistance through this set-aside must meet eligibility criteria for 

income levels, background checks, and lawful residency. Students will follow all other voucher 

policies, including MTW rent calculations (FY2014-6: HCV Rent Reform), MTW alternative 

payment standard schedules (FY2019-1: Local Implementation of SAFMR), and MTW alternative 

examinations (FY2019-2: Alternate Recertification Process).  

Students will have up to one year after graduation to secure housing, at which point students are 

no longer eligible for the set-aside voucher, but, if needed, will receive information and resources 

on the Organization’s non-profit affordable housing portfolio. 

In addition, this activity is designed to meet the requirements of 24 CFR 5.612 and Section 211 

of the Department of Housing and Urban Development Appropriations Act of 2019, which 

establishes parameters within which Section 8 assistance can be provided to individuals 

enrolled as students in institutes of higher education. Per those parameters, the Organization 

will not provide assistance to any student who meets all of the following criteria: 

● is under 24 years of age;

● is not a veteran;

● is unmarried;

● does not have a dependent child;
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● is not a person with disabilities, as such term is defined in Section 3(b)(3)(E) of the

United States Housing Act of 1937 (42 U.S.C 1437a(b)(3)(E)) and was not receiving

assistance under such Section 8 as of November 30, 2005;

● is not a youth who left foster care at age 14 or older and is at risk of becoming homeless;

and

● is not otherwise individually eligible, or has parents who, individually or jointly, are not

eligible, to receive assistance under Section 8 of the United States Housing Act of 1937

(42 U.S.C 1437f)

For purposes of determining the eligibility of a person to receive assistance under Section 8, any 

financial assistance (in excess of amounts received for tuition and any other required fees and 

charges) that an individual receives under the Higher Education Act of 1965 (20 U.S.C 1001 et 

seq.), from private sources, or an institution of higher education (as defined under the Higher 

Education Act of 1965 (20 U.S.C 1002)), shall be considered income to that individual, except for 

a person over the age of 23 with dependent children. 

If a student is determined to be independent from his/her parents, then the income of the 

student's parents will not be considered in determining the student’s eligibility. One way for a 

student to be determined to be independent is to meet HUD’s definition of independent child, 

which requires the individual to be verified during the school year in which the application is 

submitted as either an unaccompanied youth who is a homeless child or youth, or as 

unaccompanied, at risk of homelessness, and self-supporting by: 

1. a local educational homeless liaison;

2. the director of a program funded under Subtitle B of Title IV of the McKinney-Vento

Homeless Assistance Act or a designee of the director; or

3. a financial aid administrator

Rental leases executed under this program will follow standards as regulated by Section 8(o)(7) 

of the Housing Act and 24 CFR 982.308-982.310. While the Organization does not require 

standard HCV leases, the Organization does ensure that leases include language per HUD 

regulations. The Organization (and its education partner(s)) will work with the landlord to 

determine if the leases should have a one-year or alternative term length to accommodate the 

school semester time frame. In addition, if the Organization terminates the HAP contract due to 

program violations, the lease will automatically terminate. 

Update: This activity is ongoing, and utilization rates remain at adequate levels. The Alamo 

Colleges remain a strong partner with continuous referrals to place students in this program. 

The Organization will continue to monitor and present data, including utilization rates and 

graduation rates among the population served under this activity, to track success and improve 

upon the program. 

 FY 2025-2026 MTW Plan 
    Section 3. Proposed MTW Activities 

 32 of 206 
Page 49 of 361Page 49 of 365



 
 

Planned Non-Significant Changes 
The Organization will add two local universities to this program, UT San Antonio and Texas A&M 

University - San Antonio, as pilots at the start of FY27. Along with the addition of these 

universities, the Organization will also begin university transfer allowances at the start of FY27 

for students who graduate from any of the Alamo Colleges and subsequently transfer to either of 

the two pilot universities to ensure they remain housed while furthering their education.  

Planned Significant Changes 
None. 

 

FY2021-1 | Next Step Housing Program 

Plan Year Approved, Implemented, Amended 
This activity was approved and implemented in the FY2021 MTW Plan Year. 

Description/Update 
Description: This activity is designed to achieve the statutory objective of increasing housing 

choices. This activity allocates vouchers to youth aging out of foster care who are at risk of 

homelessness. The vouchers provide youth with the ability to lease decent, safe, affordable 

housing in the private housing market.  

Partner Program Overview - THRU Project’s Next Step Housing Program is intended to change 

the way former foster youth are housed in order to reduce rates of homelessness. It will offer 

affordable housing and mandatory life-skills courses so that 10 vetted youth through 

non-institutionalized living will be unified with the community. This program will be an integral 

component for local foster youth in their journey to productive independence. The program is 

specifically designed as a graduated, systematic approach geared towards one of our 

community’s most vulnerable populations and creates opportunities for individual growth 

through skill building, practical life skills, support, and shelter. Each placement will focus on 

preparing the youth for living independently while strengthening future families and breaking the 

negative cycles. 

The THRU project will provide a range of services, including: 

1. Housing search assistance 

2. Life-skills courses 

3. Home visits by the case manager 

4. Access to an employment specialist 
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