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Moving forward to better serve the community …………..
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Regional Housing Authority of Sutter and Nevada Counties

2016-2019 Strategic Plan
Our Mission – to enhance the community by creating and sustaining decent, safe and affordable living environments that foster stability and increase self-sufficiency for people with varied incomes.

Our Values – As stewards of the public trust, we pursue our mission and responsibilities in a spirit of service, teamwork, integrity, and respect.  We embrace the values of excellence, collaboration, innovation and appreciation.
This strategic plan for the Regional Housing Authority of Sutter and Nevada Counties (Agency) sets a bold agenda for the next four years. It will chart our course as an Agency as we strive collectively to meet the need for housing and support the aspirations of households as they move toward greater stability and self-sufficiency.  Some of our goals and directions are in process, others are in concepts and will be flushed out to workable business plans that can accommodate our objectives in a manner that can achieve success and meet the demands of the changing times.

This strategic plan sets the direction for that important work and captures the goals and objectives of the Board of Commissioners in their oversight and steerage of this organization. The Agency was formed in 1946 and continues strong today as it serves its member cities and counties.

Board of Commissioners (Revised 5/4/16)
Diane Hodges, Chairperson




Ron Sullenger, Commissioner

Martha Griese, Vice-Chairperson



Brian Foss, Commissioner

Charles Epp, Commissioner




Dan Miller, Commissioner

Preet Didbal, Commissioner




Luis Uribe, Commissioner

Suzanne Gallaty, Tenant Commissioner 
Key Staff (Revised 5/4/16)
Gustavo Becerra, Interim Executive Director and


 Gail Allen, Chief Financial Officer
Planning and Community Development Manager

Tom Goodwin, Operations Manager



Pattra Runge, Occupancy Manager


Jennifer Ruiz, Executive Assistant/HR Coordinator

Alisha Parker, Occupancy Manager
Strategic Focus
We are committed to creating and preserving housing for the long term. In pursuit of this vision and commitment we will...
· Maintain and increase our housing stock and expand housing choices for people with varied incomes.
· Collaborate with partners who are able to expand our reach and effectiveness by providing services, education and economic opportunities that help residents advance out of poverty.
· Work with others to create healthy communities that are safe, economically vibrant, pedestrian-friendly and environmentally sustainable.
· Affirmatively further fair housing opportunities.
Guiding Principles
We provide respectful, timely and effective service to all, regardless of race, nationality, physical or mental ability, age, gender, family status, sexual preference, or language proficiency.

We support residents by helping them achieve optimal self-sufficiency and leadership skills. We collaborate with residents and actively seek their advice on policy changes that may affect them.

We seek partnerships and alliances with organizations that serve similar populations and share our goals. 
We promote energy efficiency, resource conservation and sustainable development.

We strive to understand, respond to and plan for the emerging needs of the communities that we serve.  
We maintain our existing housing to ensure its safety, accessibility, and attractiveness for residents, and to extend its value over the long term.  

We continually seek to make our work more efficient and cost effective through research and self-assessment.
We recognize that our employees are our greatest asset. Our achievements are directly related to their preparation, dedication, commitment and accomplishments. We are committed to their ongoing training and development to support our long-term success.  
We play an active role in promoting the health and vibrancy of the communities in which we serve.
Strategic Directions and Internal Focus
The Agency’s 2016 – 2019 Strategic Plan lays out six broad strategic directions that will define the Agency’s work for the next four years:
1. Expand housing for low-income residents across communities that we serve by maintaining and expanding the supply of low-income housing stock. 
2. Expand housing access and choice across the communities that we serve for low-income residents using Housing Choice Vouchers.
3. Assist housing participants as they strive to improve their lives and move toward success through education and employment.
4. Provide additional supportive services and increase the supply of housing tailored to the needs of people with disabilities and/or seniors.
5. Partner with others to create healthy, welcoming and supportive living environments in communities that we serve.
6. Affirmatively further fair housing opportunities.
In addition to these strategic directions, we have identified three areas for internal focus. They represent management and administrative conditions necessary for our success:
1. Manage the Regional Area Housing Authority of Sutter and Nevada Counties as effectively as possible to meet the agency’s mission.  
2. Identify and implement sustainable development, energy efficiency and green building across the agency. 
3. Promote a healthy, engaged and productive workforce.
Our Challenges

These strategic directions and areas of management focus respond to the critical challenges we now face.  We see those challenges as follows:

Weathering the economic challenges…..
The economic shifts are a constant pendulum that challenge the agency, as they seem to constantly increase the demand for affordable housing.  Financing for our projects through both state and federal programs as well as through Low-Income Housing Tax Credits has become more difficult.  However, we are fortunate to have secured financing for Maple Park Phase 2 in 2014, and the Kristen Court Apartments in 2015.

The Agency must respond to these challenges with creativity and optimism. We must build new partnerships, and manage our real estate assets wisely to provide a sound foundation for our financial strategies.

Meeting the challenge of increasing demand for housing for low-income seniors…..
The population currently living in our housing is aging, creating a greater demand for services to assist them with aging in place. Demographic trends indicate that the need for additional housing opportunities for low-income seniors will increase dramatically in the future. We need to be prepared to meet the increased demand for housing that is appropriate to the needs of seniors. Maple Park Phase 2 is a housing project for seniors.

Land costs…..
We continue to see land values escalate in our communities, particularly in Nevada County. Land for affordable housing development is scarce and expensive, thus making project development that much more difficult, when you combine the shortage and competitiveness of funding sources for affordable housing.
Our Opportunities

In spite of these challenges, new opportunities continue to arise, and we are determined to take advantage of them. Among those opportunities are:

Fulfilling the promise of Maple Park redevelopment, phase 2 construction will be complete in March 2016, and the transformation of Maple Park into a new viable and vibrant community with 56 units of family housing, and 35 units of senior housing located In the City of Live Oak will be complete.  Maple Park was our oldest public housing community.   Built in 1952, it no longer met the needs of the people who lived there.  Its physical structures were failing and its infrastructure was breaking down. It represented simultaneously one of the greatest opportunities and challenges facing the housing authority.

Continual improvement process:  The goals of the Agency include achieving greater cost effectiveness, reducing federal expenditures, offering incentives to families to assist them in obtaining employment and becoming economically self-sufficient, and increasing housing choices for low-income families.  

Partnering with for-profit, and non-profit housing developers, in order to be more competitive with funding applications, and for land acquisition opportunities.
Maintain and improve existing housing stock for the long term
· Maintain existing properties to meet safety and livability standards and extend their useful life as far into the future as possible.

· Identify and plan for the replacement or rehabilitation of properties that have significant capital needs.

· Create a sustainable plan to address the near-term capital needs of the buildings within the existing Senior Housing Programs.

· Complete the retrofit of existing and creation of more units to make them accessible to people with disabilities under the Uniform Federal Accessibility Standards.

· Explore options that may emerge from the US Department of Housing and Urban Development (HUD), and USDA-Rural Development, to increase subsidy, pursue new financing options and sustain existing housing stock.
Goals
As a measure of the commitment to our strategic directions and management strategy, staff will provide an annual report to the Board of Directors on the status of individual goals.

Strategic Direction 1
Expand housing for low-income residents across communities by maintaining and expanding the supply of low-income housing stock.
	Goal
	Who
	Timing

	The Agency’s stock of low-income housing is our most valuable asset. In order to continue to expand housing opportunities across the counties we will pay close attention to keeping our existing stock well-maintained and habitable.


	Maintenance Department
	On-going

	Seek partnerships to obtain additional funding


	Planning & Community Development Department
	On-going

	Identify new funding streams


	Planning & Community Development, and Finance Departments
	On-going

	Identify where inventory is needed


	Planning & Community Development Department
	On-going


Inventory added in the past 5 years:
· Maple Park Phase 1 (new construction, 56 units, multi-family housing, City of Live Oak)
· Devonshire Apartments (acquisition, 30 units, multi-family housing, City of Colusa)
· Heather Glenn (acquisition/rehab, 10 units, shared housing, City of Marysville)
· Richland Rural Development ADA units (new construction, 10 units, multi-family housing, City of Yuba City)
· Richland Neighborhood Center (demolition and new construction, community center, City of Yuba City
· Neighborhood Stabilization Program (acquisition/rehab, 22 units, single-family homes, 18 in the City of Yuba City, 3 in the City of Live Oak, 1 in the County of Sutter)
· Trio lease to own program (acquisition/minor rehab, 4 units, single-family homes, 3 in the City of Yuba City, 1 in the City of Grass Valley)

· Centennial Arms Apartments (acquisition/rehab, 22 units, multi-family apartments, City of Live Oak)

· Homes2Families Program (acquisition/minor rehab, 19 units, single-family homes, City of Yuba City, homes owned by the City of Yuba City and managed by RHASNC)
Strategic Direction 2
Expand housing access and choice across communities for low-income residents using Housing Choice Vouchers and housing.

	Goal
	Who
	Timing

	Continue to pursue opportunities to add to the Agency’s supply of Housing Choice Vouchers (HCV). Apply for new vouchers as they become available through HUD. Pursue vouchers specifically to serve, including but not limited to veterans, families seeking reunification and other special needs populations, for example homeless populations, victims of domestic violence, disabled, and those transitioning out of assisted living.


	Occupancy Department
	As needed, when HUD issues Notices of Funding Availability (NOFA’s)

	Increase access to housing in areas of the community where it has traditionally been less available to low-income residents.

	Occupancy Department
	At issuance of vouchers to applicants from the waiting list

	Continue to assist participants in the HCV program to overcome barriers and secure housing by expanding housing-search resources, increasing counseling and training, and pursuing other program innovations.


	Occupancy Department
	On-going

	Identify affordable housing opportunities in neighborhoods currently underrepresented by participants. Reach out to landlords in underserved areas and increase the involvement of these landlords in the HCV program by providing information workshops about property management and the HCV program.


	Occupancy Department
	On-going

	Track the use of HCV across the communities and monitor trends, and then identify additional strategies based on this information.


	Occupancy Department
	On-going

	Identify and assist in reducing the barriers that low-income participants experience when they seek rental housing.


	Occupancy Department
	On-going


Strategic Direction 3
Assist housing participants in gaining access to education and employment opportunities so they can reach self-sufficiency.

	Goal
	Who
	Timing

	Work with community partners to improve access to childhood early learning for participant families. 


	Occupancy Department
(FSS Program)
	As needed

	Take an active advocacy role with local schools and colleges to meet the specific needs of low-income residents.


	Occupancy Department

(FSS Program)
	As needed

	Provide resources and referrals to assist participants with credit counseling, banking and other financial services.


	Occupancy Department

(FSS Program)
	As needed

	Provide resources and referrals to assist participants with benefits counseling and work incentives (SSI, IHSS, SSDI, etc.)


	Occupancy Department

(FSS Program)
	As needed

	Link participants to social services and case managers to address both physical and mental health issues.


	Occupancy Department

(FSS Program)
	As needed

	Develop a single economic opportunity program, integrated across housing programs and departments, for adult housing participants. 


	Occupancy Department

(FSS Program)
	By fiscal year ending 2019

	Promote an expectation of success among Agency tenants and voucher holders. Establish the expectation that program participants, when possible and able, will pursue training or education opportunities that will lead to self-sufficiency.

	Occupancy Department

(FSS Program)
	On-going

	Ensure that rent policies and practices do not create disincentives for those who may be able to live in unassisted housing. 


	Occupancy Department
	Annually, during annual review and update of Housing Authority plan to HUD.

	Develop and refine systems to track participant success, including statistics such as the percentage of participants who earn income from employment and the number of residents who move to unsubsidized housing.


	Occupancy Department
	By fiscal year ending 2019

	Pursue partnerships to create education and job training programs tailored to the needs of participants.


	Occupancy Department

(FSS Program)
	As needed

	Partner with other organizations and contractors to create employment and career opportunities for residents.


	Occupancy and Planning & Community Development Departments
	As needed

	Remove regulatory barriers in housing programs that make advancement difficult. For example, explore changes in Tax Credit regulations to permit residents to pursue full time educational opportunities.


	Management and Executive Director
	When opportunities arise to comment on regulatory public hearings, NAHRO conferences, etc.


Strategic Direction 4
Provide additional supportive services and increase the supply of housing for low-income seniors and/or people with disabilities.
	Goal
	Who
	Timing

	Align with existing programs to facilitate permanent housing for those aging in place in Agency’s communities.


	Occupancy Department
	On-going

	Take an active advocacy role with local schools and colleges to meet the specific needs of low-income residents.


	Occupancy Department
(FSS Program)
	As needed

	Engage partners who can provide assisted living for participants who can no longer meet their obligations as independent tenants because of issues related to aging or disability. Provide referrals and links to these partners.


	Occupancy Department
	As needed

	Engage partners who can bring additional subsidies to develop new senior housing. Incorporate universal design elements in all new housing to extend its capacity to house people as they age.


	Planning & Community Development Department
	As needed

	During the planning for the development of new housing, ensure that all units are visitable, in addition to the required ADA unit count requirements.

	Planning & Community Development Department
	As needed

	Educate the community on new projects to minimize NIMBYism.


	Management and Executive Director
	As needed


Strategic Direction 5
Partner with others to create healthy, welcoming and supportive living environments in communities we serve.
	Goal
	Who
	Timing

	It takes more than new housing to create a great neighborhood.  Help participants, homeowners and nearby neighbors work together to promote safe and vibrant communities by encouraging the creation of neighborhood watch programs.


	Occupancy Department
	As needed per neighborhood

	Support and promote positive activities for youth in communities where the Agency has a significant presence.


	Occupancy Department
	On-going

	Work with the local law enforcement, community organizations and individuals to build trust and communications between them to prevent crime and address public safety issues as they arise.


	Occupancy Department
	On-going

	Engage in ongoing community building activities to strengthen neighborhood identity and cohesion.


	Occupancy Department
	On-going

	Assist diverse communities as they develop strategies for multicultural community identity, leadership and problem-solving. 


	Occupancy Department
	As needed

	Manage properties to enhance and promote participant efforts toward healthy living.


	Occupancy Department
	On-going

	Transition properties to become non-smoking units.  Work with the Board to explore policy changes toward designating properties as tobacco smoke–free. Support smoking cessation programs for all residents who desire them. 


	Occupancy Department
	By fiscal year ending 2019

	Manage properties to support active lifestyles. Promote pedestrian safety. Build walkable neighborhoods. Provide and support access to active recreational opportunities.


	Occupancy Department
	On-going

	Support local food-growing efforts and host farmers markets.


	Occupancy and Maintenance Departments
	By fiscal year ending 2019


Strategic Direction 6
Affirmatively market fair housing.
	Goal
	Who
	Timing

	Increase awareness of PHA resources among families of race and ethnicities with disproportionate needs by hosting tenant rights workshops.


	Occupancy Department
	On-going

	Train all staff about fair housing requirements.


	Management and Executive Director
	As needed

	Provide landlord workshops to promote affirmative fair housing in our communities.


	Occupancy Department
	As needed


Management Strategy 1
Manage the Regional Housing Authority of Sutter and Nevada Counties as effectively as possible to meet the agency’s mission.
	Goal
	Who
	Timing

	Manage the Agency’s assets and operations to maximize the value and longevity of real estate and rental housing and ensure that operations are cost effective.


	Management staff and Executive Director
	On-going

	Evaluate the performance of all developments and programs against operational, financial plans and business plans and adjust practices accordingly to maintain operational and financial integrity throughout the agency.


	Management staff, Executive Director, and Board
	Annual report by March Board meeting

	Implement changes to streamline operations and improve service.


	Management staff and Executive Director
	On-going

	Evaluate the risks associated with the on-going constraints of the credit and the housing markets and adjust operations to manage those risks. 


	Planning & Community Development Department and Executive Director
	As needed

	Define a long-term approach to stabilize development activities and their cyclical nature and insulate their effects on overall agency operations.


	Planning & Community Development Department and Executive Director
	On-going

	Define cash flow needs and policies for reserve funds in order to balance expenditures for current needs with prudent practices for reserve balances.


	Chief Financial Officer and Executive Director
	Quarterly


Management Strategy 2

Identify and implement sustainable practices throughout the Agency to minimize impacts on the environment.
	Goal
	Who
	Timing

	Perform an agency-wide ‘sustainability’ review to promote green practices.


	Maintenance and Planning & Community Development Departments
	By December 31, 2017

	Review vehicle miles traveled, greenhouse gas emissions and maintenance procedures.


	Maintenance Department
	By December 31, 2017

	Investigate agency-wide standards for energy consumption, paper utilization and resource conservation.


	Management staff and Executive Director
	By December 31, 2017

	Promote and include green building practices in both new construction and rehabilitation projects.


	Planning & Community Development Department
	On-going

	Incorporate sustainability into daily management and maintenance practices in housing portfolios and administrative and maintenance facilities.


	Maintenance Department
	On-going


Management Strategy 3

Promote and/or encourage a healthy, engaged and productive workforce.  Our achievements are directly related to the preparation, dedication, commitment and accomplishments of our employees.
	Goal
	Who
	Timing

	Address the needs and changing demographics of employees in order to promote and develop a workforce well-equipped to meet the Agency’s needs into the future.


	Management staff and Executive Director
	As needed

	Develop training programs to help staff adapt to current and emerging challenges.


	Management staff and Executive Director
	As needed

	Provide training in managing stress and dealing with challenging interpersonal relationships. 


	Management staff and Executive Director
	As needed

	Maintain and strengthen partnerships that enable management and employees to address challenges in a collaborative, constructive and open fashion.


	Management staff and Executive Director
	On-going
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