The third round of our Neighbor to Neighbor grants included a partnership with
Trash for Peace to create planters from recycled materials at Dekum Court.
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MEMORANDUM

To:

From:

Community Partners
Michael Buonocore, Executive
Director

Date:

Subject:

March 11, 2015
Home Forward Board of
Commissioners March Meeting

The Board of Commissioners of Home Forward will meet on Tuesday, March 17, 2015 at
the Multnomah County Building, 501 SE Hawthorne Blvd., in the Commissioners Board
Room, Portland at 6:15 P.M. The commission meeting is open to the public.
The meeting site is accessible, and persons with disabilities may call 503-802-8423 or
503-802-8554 (TTY) for accommodations (e.g. assisted listening devices, sign language,
and/or oral interpreter) by 12:00 pm (noon), Friday, March 13, 2015.
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AGENDA
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BOARD OF COMMISSIONERS MEETING
MULTNOMAH COUNTY BUILDING
COMMISSIONERS BOARD ROOM
501 SE HAWTHORNE BLVD.
PORTLAND, OREGON
March 17, 2015 6:15 PM
INTRODUCTION AND WELCOME
PUBLIC COMMENT
General comments not pertaining to specific resolutions. Any public comment regarding a
specific resolution will be heard when the resolution is considered.
MISSION MOMENT
Topic

Presenter

Trash for Peace Agency at Dekum Court

Jan Kasameyer and Zahra Pike

MEETING MINUTES
Topic
Minutes of February 17, 2015 Board of Commissioners Meeting

CONSENT CALENDAR
Following Resolutions:
15-03
01

Topic
Authorize Receipt of 2015 Capital
Funds for Public Housing
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Presenter/POC
Peter Beyer

Phone #
503.802.8538

4

02

Authorize Project-Based Vouchers to
Cascadia Behavioral Healthcare for
the Reverend Dr. John Garlington
Project

Jill Smith
Dena Ford-Avery
Ian Slingerland

503.802.8505
503.802.8568
503.802.8370

03

Authorize a Professional Services
Agreement with Melles Counseling
and Consulting

Rachel Langford
Wakan Alferes

503.802.8520
503.943.5671

REPORTS / RESOLUTIONS
Following Reports and Resolutions:
15-03

Topic

Presenter/POC

Phone #

REPORT

Neighbor to Neighbor Program
Update

Kendra Castaldo
Jan Kasameyer
Kitty Miller

503.280.3747
503.280.3748
503.280.3746

04

Authorize FY16 Budget

Peter Beyer

503.802.8538

REPORT

Resident Advisory Committee
Update

Commissioner Benita
Legarza

05

Authorize Financing for 85 Stories

Mike Andrews
Peter Beyer

503.802.8507
503.802.8538

ADJOURN
EXECUTIVE SESSION
The Board of Commissioners of Home Forward may meet in Executive Session pursuant to
ORS 192.660(2). Only representatives of the news media and designated staff are allowed to
attend. News media and all other attendees are specifically directed not to disclose
information that is the subject of the session. No final decision will be made in the session.
THE NEXT MEETING OF THE BOARD OF COMMISSIONERS
The next Board of Commissioners meeting will be Tuesday, April 21, 2015 at 6:15 PM.
This meeting will take place at the Multnomah County Building, 501 SE Hawthorne Blvd, in the
Commissioners Board Room.
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MINUTES

Home Forward Board of Commissioners
March 2015

6

BOARD OF COMMISSIONERS MEETING
HOME FORWARD
501 SE Hawthorne Boulevard – Portland, Oregon
February 17, 2015

COMMISSIONERS PRESENT
Chair David Widmark, Vice Chair Jim Smith, Second Vice Chair Miki Herman, Treasurer
Jorge Guzman, Commissioners Tiffiny Hager, Benita Legarza, Charlene Mashia
STAFF PRESENT
Michael Buonocore, Mike Andrews (via phone), April Berg, Peter Beyer, Kendra Castaldo,
Robert Dell, Betty Dominguez, Dena Ford-Avery, Rebecca Gabriel, Ben Loftis, Shelley
Marchesi, Rodger Moore, Molly Rogers, Jill Smith, Celia Strauss
COUNSEL PRESENT
Steve Abel
Chair David Widmark convened the meeting at 6:15 PM.
PUBLIC COMMENT
No one requested to deliver public comment.
MISSION MOMENT
Pixel Arts Game Education
Kendra Castaldo noted how Betty Dominguez had developed a relationship with Pixel Arts,
which led to Castaldo helping to organize a camp for children at Home Forward’s
Rockwood Station property. She said that Pixel Arts and Home Forward were exploring
possibilities for an ongoing partnership. Castaldo paraphrased the response of one of the
camp participants in saying that camp was like a vacation and school in one, where
participants could learn to build computer games. Castaldo introduced Jeffrey Sens, CoDirector of Pixel Arts.
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Sens relayed how one participant had started mentoring younger children during the
camp. Pixel Arts would strive to support her mentoring aptitude, as the program was not
focused solely on game development. Sens expressed enthusiasm for the potential of
bringing the participant’s voice into how the organization fulfills its mission. Sens
summarized a handout distributed to the Board. He said that Pixel Arts hoped to go
where kids live, which meant attending to east Multnomah County while building
connections with programmers in Hillsboro and Beaverton. He highlighted that youth who
interned with the program would be paid. He stressed that the program worked to help
participants build an academic identity that would help them throughout life, in part by
connecting them to an ongoing, supportive community. Sens also stressed that the
program strives to create safe places where participants would not have to face bullying or
indifference from teachers and its inter-generational approach is a way to help participants
feel comfortable talking with people of different ages. He noted that participants have the
freedom and autonomy to discover and make choices about what their learning goals
would be.
Sens reviewed how Pixel Arts sought to partner with organizations that would help
produce an ideal environment for learning, such as by providing food for camp participants
and getting the library to write-off the fines of participants. Sens suggested that Pixel Arts
could help bring an ecosystem of services to Home Forward sites. He reviewed the
number of volunteers Pixel Arts had and how they were supported to create successful,
culturally responsive activities.
Sens further summarized Pixel Arts’ partnerships and collaborations with other
organizations. He noted that having more than one partner would help maintain programs
even if a partner was unable to continue. He also said that the organization would
continually assess and measure its programs. He concluded by relating the experiences
of other camp participants and the different things they got out of the program.
Chair David Widmark relayed that he had heard positive comments about the program and
its influence on the community. He applauded the group’s efforts.
Second Vice Chair Miki Herman asked what investment would be needed from Home
Forward to help establish the ecosystem of services Sens envisioned. Sens said that
additional funding could be used to hire more staff and connections with site staff were
needed as ways into the communities. Collaboration would be further aided by having
lengthy conversations that establish shared agreements and understandings, so that each
partner can recognize the value the program would create. Second Vice Chair Herman
2
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asked how a safe environment was provided. Sens said that volunteers underwent
background checks, mentors underwent training and role-playing, and rules and protocols
were well established. Sens noted the temptation for adults to want to control kids. He
said that efforts were made to counter any cultural biases mentors might bring with them.
He also pointed out that volunteers were trained to create a culture of accountability and
responsibility, so that everyone had a responsibility to report anything that might need
investigation. Sens said that Home Forward staff provided another safety mechanism.
Dominguez offered that the camp at Rockwood Station was an experiment. It provided
three days of mentors and equipment for free. Snowcap provided lunch, and Home
Forward staff joined in. She noted how one participant was sent to the camp as
punishment, but enjoyed it so much that she could not be kept away. Given the success
of the program, Pixel Arts and Home Forward had started preliminary conversations about
making it more broadly available.
Treasurer Jorge Guzman asked how diverse the organization’s mentors were. Sens said
that diversity was a challenge because the tech community was mostly white and male.
Nonetheless, 40% of Pixel Arts’ volunteers were female. Sens added that demographic
surveys were not complete for all volunteers. He said age and gender diversity were better
established than race and ethnic diversity. Treasurer Guzman offered to connect Sens
with an organization of Hispanic tech workers.
MEETING MINUTES
Minutes of January 20, 2015, Board of Commissioners Meeting
Second Vice Chair Miki Herman moved to adopt the minutes. Commissioner Charlene
Mashia seconded the motion.
The vote was as follows:
Chair David Widmark – Aye
Vice Chair Jim Smith – Aye
Second Vice Chair Miki Herman – Aye
Treasurer Jorge Guzman – Aye
Commissioner Tiffiny Hager – Aye
Commissioner Benita Legarza – Aye
Commissioner Charlene Mashia – Aye
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RESOLUTION 15-02-01
Authorize Payment Standards
Dena Ford-Avery and Jill Smith presented the resolution. Ford-Avery noted that it had
been reviewed during the Board’s work session. She summarized that Home Forward’s
Housing Choice Voucher program gave participants the opportunity to live anywhere in the
county. Portland’s rental market was very tight. Payment standards set the maximum
amount of assistance that a voucher would provide. Adjusting the payment standards for
certain areas would give voucher holders the chance to live in areas that presented greater
opportunities for them. It would also help to bring new landlords into the program. FordAvery noted the range for payment standards set by the U.S. Department of Housing and
Urban Development (HUD) and how Home Forward could use its Moving to Work authority
to expand that range. The resolution at issue would authorize payment standards up to
118% of HUD’s “Fair Market Rents” for the area. The increase for identified highopportunity areas would be based on market rents and average utility costs. Payment
standards for other areas would be calculated without considering average utility costs.
Because the payment standards would be phased-in for existing voucher holders, the
expense of the increased standards would grow to $1,869,000 over a three-year period.
No payment standards would be decreased.
Chair David Widmark recalled how the topic had been covered at the Board’s work
session, and said that the resolution was good work.
Treasurer Jorge Guzman moved to adopt the resolution. Second Vice Chair Miki Herman
seconded the motion.
The vote was as follows:
Chair David Widmark – Aye
Vice Chair Jim Smith – Aye
Second Vice Chair Miki Herman – Aye
Treasurer Jorge Guzman – Aye
Commissioner Tiffiny Hager – Aye
Commissioner Benita Legarza – Aye
Commissioner Charlene Mashia – Aye
RESOLUTION 15-02-02
85 Stories Findings and Authorizations
Peter Beyer, Ben Loftis, and Mike Andrews (via phone) presented the resolution. Michael
Buonocore distributed email correspondence relevant to the topic. He noted that he
4
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appreciated how Oregon Housing and Community Services (OHCS) had worked to
respond quickly to Home Forward's concerns in advance of the evening's Board meeting.
Unfortunately, the result was not what he had hoped for. Beyer pointed out that the
subject, OHCS not awarding as many Low Income Housing Tax Credits (LIHTCs) as
requested, had originally been discussed at the Board's retreat. He reviewed how OHCS
had modified its original award, but still left the projects with a gap of over $3 million.
Since the retreat, Home Forward staff had worked to address the issues OHCS had with
the original request. Responses to those issues, as well as the potential of Home Forward
adding an additional $250,000 of its capital to the projects, were discussed with the
Board's Real Estate and Development Committee. The committee approved the
responses and they were shared with OHCS in hopes of receiving its response in advance
of the instant Board meeting. OHCS was responsive to the information provided regarding
the projects' operating expenses, but an approximate $3 million gap still remained. OHCS
continued to have issues with the projects' acquisition and seller financing structures. The
resolution at issue would authorize the additional $250,000 contribution from Home
Forward that had been proposed. It also would authorize submission of a letter by Home
Forward that would evidence Home Forward's own finding that the projects were feasible,
as required by Internal Revenue Service (IRS) regulations of the body issuing the projects'
tax-exempt bonds (Home Forward). It was hoped that with that information, OHCS would
be able to revisit the deal structure and award the full amount of LIHTCs requested.
Loftis offered that, given the responses from OHCS, the additional $250,000 would not
help to close the gap as had been hoped. The authorization for the letters was important,
nonetheless.
Second Vice Chair Miki Herman said that staff had done an amazing job. She expressed
concern about a line in the email correspondence that suggested a third party would be
required to conclude the matter. Buonocore said that he could not say for sure what the
line meant, who the third party might be, or how long it might take. He said that the
correspondence most clearly communicated that OHCS was not moving in the direction
the projects needed. He said that correspondence with OHCS was ongoing and Home
Forward would have to weigh that correspondence with whatever other steps might be
appropriate. Second Vice Chair Herman acknowledged the ongoing development of the
situation and said that it seemed like Home Forward should proceed with authorizing the
resolution at hand.
Chair David Widmark asked if Counsel Steve Abel could provide any insight. Abel said he
had not been involved in any conversations, but noted that the correspondence from
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OHCS seemed to show an effort to keep a door open to resolving the matter. He hoped
that OHCS would read Home Forward's actions of passing the resolution and producing
the subsequent letters as proactive steps toward resolving the matter.
Loftis clarified for Treasurer Jorge Guzman that the letter authorized by the resolution was
one that the IRS requires from the issuer of tax-exempt bonds. It would state that the
amount of tax credits requested was feasible and viable. Usually, the state issues taxexempt bonds to non-profit developers and provides the letter. Because Home Forward
would issue the bonds for the transactions at issue, it should produce the letter instead.
He added that, since OHCS was not issuing the bonds, it ultimately had no financial risk
regarding them.
Second Vice Chair Miki Herman moved to adopt the resolution. Vice Chair Jim Smith
seconded the motion.
Beyer clarified for Commissioner Charlene Mashia how the amount of tax credits awarded
by OHCS would accumulate to a $3 million gap due over the ten-year tax-credit period.
He verified for Treasurer Guzman that the LIHTC investor for the projects was Wells Fargo.
And he summarized for the Board that the resolution would evidence that the Board found
the amount of LIHTCs requested was necessary for the transaction, that the Executive
Director could issue the corollary letter required by the IRS, and that the Board authorized
an additional $250,000 in funding for the projects. Beyer noted that the projects' financial
closings were a priority for the projects' finances, as well as their residents. Buonocore
highlighted that the scheduled closing date had been missed, which had put a hold on
construction contractors who had expected to start and on 655 households that had
expected the construction to start. He expressed his concern for the anxiety that the
residents must be feeling. In response to Treasurer Guzman, it was verified that the
additional $250,000 would not go to any additional scope.
The vote was as follows:
Chair David Widmark – Aye
Vice Chair Jim Smith – Aye
Second Vice Chair Miki Herman – Aye
Treasurer Jorge Guzman – Aye
Commissioner Tiffiny Hager – Aye
Commissioner Benita Legarza – Aye
Commissioner Charlene Mashia – Aye
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ADJOURN
There being no further business, Chair David Widmark adjourned the meeting at 7:15 PM.
EXECUTIVE SESSION
The Board of Commissioners of Home Forward did not meet in Executive Session
pursuant to ORS 192.660(2).
Attached to the Official Minutes of Home Forward are all Resolutions adopted at this
meeting, together with copies of memoranda and material submitted to the
Commissioners and considered by them when adopting the foregoing resolutions.
Celia M. Strauss
Recorder, on behalf of
Michael Buonocore, Secretary
ADOPTED: March 17, 2015
Attest:

Home Forward:

_______________________________
Michael Buonocore, Secretary

_______________________________
David M. Widmark, Chair
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CONSENT CALENDAR
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MEMORANDUM

To:

From:

Board of Commissioners

Date:

Peter Beyer, Chief Financial Officer
Finance, Accounting & Asset
Management Department
503.802.8538

Subject:

March 17, 2015
Authorize the Receipt of 2015
Capital Funds for Public Housing
Resolution 15-03-01

The Board of Commissions is requested to authorize acceptance of public housing capital
funds awarded to Home Forward as part of the modernization funding from the Capital
Fund Program (CFP) by the U.S. Department of Housing and Urban Development (HUD).
ISSUE
A resolution by the Board of Commissioners authorizing acceptance of the FY 2015
Capital Fund Program (CFP) grants must be on file with HUD prior to the submission of the
Annual Contribution Contract (ACC) Amendments to the Portland HUD field office no later
than March 18, 2015. The CFP award was announced February 12, 2015. We are
requesting approval to execute the CFP ACC Amendments to allow for submission of the
related Amendments to the local HUD field office not later than March 18, 2015.
The 2015 CFP ACC Amendments include two awards from HUD:
1. 2015 Base CFP award is $3,671,320 ($182,060.00 higher than last year’s 2014
grant award)
2. 2015 2nd increment Replacement Housing Factor (RHF) award is $161,490.00
($92,574 lower than last year’s 2014 grant award)
These funds will allow us to further modernize the agency’s Public Housing portfolio as
planned for FY 2015, to leverage funds for 85 Stories Groups 1 & 2 in FY 2016, and to
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continue debt service for FY 2015 bond payments toward the New Columbia Hope VI
development Trouton Bonds.
Home Forward received a 5% increase of 2015 Base CFP grant from the previous 2014
grant award; however, this grant program has had an average decrease of 2% over the
prior four years. Initially, Home Froward anticipated a reduction of the federal FY2015
award due to the disposition and subsidy conversion of 85 Stories Groups 1 & 2.
However, with the final release of 24CFR Vol. 78 (Capital Fund Financing Program or CFFP
final rule) HUD allowed for Demolition or Disposition Transitional Funding (DDTF) for a
period of five years from the date of original disposition. This transitional funding is meant
to replace the former Replacement Housing Factor grants. DDTF is included in the annual
certification and is calculated as part of the Base CFFP grant.
The second increment 2015 RHF Grant declined 36% from the previous 2014 grant
award. This decrease is the result of expiring second increment awards during the 2014
calendar year. The first increment RHF grant awards fully expired during the 2014 calendar
year. The RHF debt service schedule will be updated to reflect the federal FY2015 awards
and to prioritize the use of the RHF funds.
Risks regarding the Base CFP grant are minimal and revolve around not being able to
expend funds within statutory timelines. However, Home Forward is moving forward with
mixed finance project structuring and construction of 85 Stories Groups 1 & 2. To date,
$2.3 million of 2011 Base CFP has been spent on these mixed finance projects; an
additional $2.7 million of Base CFP grant proceeds has been set aside from the federal FY
2012-2013 awards to support remaining project funding. Once the five year allowance of
DDTF funding has expired, the projected reduction in the Base grant will impact Home
Forward’s ability to perform needed capital improvements in the remaining Public Housing
portfolio.
Risks regarding the first and second increment RHF awards are also minimal and revolve
around adjustment of the debt service schedule to redirect the RHF grants to cover the
October 1, 2014 Trouton bond payment. The decrease in RHF grants will cause any deficit
in bond payment from RHF to be funded from the Base CFP grant.
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RESOLUTION 15-03-01
RESOLUTION 15-03-01 AUTHORIZES ACCEPTANCE OF PUBLIC HOUSING
CAPITAL FUNDS AWARDED TO HOME FORWARD FOR 2015 AS PART OF THE
MODERNIZATION FUNDING FROM THE CAPITAL FUND PROGRAM (CFP) BY THE
U.S. DEPARTMENT OF HOUSING AND URBAN DEVELOPMENT (HUD)
WHEREAS, Home Forward of Portland, Oregon has been notified by the U.S. Department
of Housing and Urban Development (HUD) that Home Forward has been awarded
modernization funding from the Capital Fund Program (CFP) in the amounts of $3,671,320
(Grant OR16P00250115) and $161,490 (Grant OR16R00250215) for Federal Fiscal Year
(FFY) 2015, and
WHEREAS, HUD requires the adoption of a Board Resolution approving the execution of
the CFP ACC Amendments to the Consolidated Annual Contribution Contract (CACC)
Number SF – 160, so that Home Forward can receive these CFP funds.
NOW, THEREFORE, BE IT RESOLVED, the Board of Commissioners of Home Forward
hereby accepts funding from the Capital Fund Program (CFP) in the amounts of
$3,671,320 (Grant OR16P00250115) and $161,490 (Grant OR16R00250215) for Federal
Fiscal Year (FFY) 2015, the execution and submission of the CFP ACC Amendments to the
Consolidated Annual Contribution Contract Number SF – 160 and certifies that the
activities carried out with the funds provided under the Amendments will meet the
requirements of the Amendments and the Consolidated Annual Contribution Contract.
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ADOPTED: MARCH 17, 2015
Attest:

Home Forward:

____________________________________
Michael Buonocore, Secretary

______________________________
David M. Widmark, Chair
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MEMORANDUM

To:

From:

Board of Commissioners

Date:

Jill Smith, Chief Operating Officer
503.802.8505

Subject:

Dena Ford Avery, Director of
Housing Choice Vouchers
503.802.8568

March 17, 2015
Authorize Project-Based Vouchers
to Cascadia Behavioral Healthcare
for the Reverend Dr. John
Garlington Project
Resolution 15-03-02

Ian Slingerland, Director of
Homeless Initiatives
503.802.8370

This resolution requests authorization to award ten Project Based Vouchers and ten VASH
Vouchers to Cascadia Behavioral Health for the Reverend Dr. John Garlington Project at
3024 NE Martin Luther King Boulevard.
This activity supports Strategic Operations Plan Goal 1: We will deploy resources with
greater intentionality and alignment with other systems while increasing the number of
households served.
Granting this request will commit approximately $144,000 in rent assistance subsidy
annually or $2.2 million over the life of the contract with an option for ongoing renewal.
ISSUE
Home Forward plans to allocate up to 500 project based vouchers over the next three to
five years in response to the lack of affordable housing in opportunity areas and the
continuing decline in housing choice for low-income people in Multnomah County. These
vouchers would be removed from the existing voucher pool and attached to units with 15year-renewal Housing Assistance Payment contracts.
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The Garlington project would direct Section 8 voucher resources to a development having
50 units of affordable housing with supportive services that is located in an opportunity
area. Ten units will be set aside for disabled persons with a preference for those
experiencing severe mental illness and ten units will be set aside for VASH vouchers
serving high-barrier veterans experiencing homelessness. The housing will be co-located
with Cascadia’s Integrated Behavioral Health Clinic. While both health and mental health
services will be readily available to residents at the Clinic, all participation in services will be
voluntary and not a condition of tenancy.
Opportunity Neighborhood
An opportunity neighborhood provides its residents easy access to resources that provide
increased opportunity for living a higher quality of life. Home Forward’s priority is that the
500 project based vouchers are strategically placed within opportunity neighborhoods
which are becoming more inaccessible for low-income households due to rising market
costs. This proposed development meets those requirements.
Leverage
In addition to a focus on opportunity neighborhoods, Home Forward wants Project Based
Vouchers to be used as a source of leverage to increase the availability of deeply
affordable housing units above those made affordable via the vouchers. Given this priority,
the Garlington Project has committed to providing an additional three units that will be
available to persons at or below 30% of area median income.
HUD Requirements
HUD requires a competitive process to ensure fair and equal access to the voucher
subsidy prior to award of project based vouchers. Home Forward has the option to hold
its own competitive process, to work jointly with partners in a process or award vouchers
based upon the proposed development successfully competing in another local funding
process. The Garlington Project successfully competed for funding via a Community
Housing and Development award process administered by the State of Oregon’s
Addictions and Mental Health Division, thereby meeting this requirement. HUD also
requires formal written approval to project base VASH vouchers, as well as National
Veterans Affairs approval; the final award of VASH vouchers will be made pending those
approvals. The local Veterans Affairs office is very supportive of the award and will be
actively seeking National approval.
ATTACHMENTS
Letter of Request for the Project Based Vouchers
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Overview of the Reverend Dr. John Garlington Project
Community Housing Development award letter for the Garlington Project
Letter of support from Multnomah County & City of Portland
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RESOLUTION 15-03-02
RESOLUTION 15-03-02 AUTHORIZES THE AWARD OF 20 PROJECT BASED
VOUCHERS TO CASCADIA BEHAVIORAL HEALTHCARE, INC. FOR THE REVEREND
DR. JOHN GARLINGTON PROJECT TO BE LOCATED IN NE PORTLAND
WHEREAS, Home Forward seeks to serve high barrier low income people in a more
intentional way linking quality affordable housing with services; and
WHEREAS, Home Forward awards Project-Based Vouchers to buildings that will serve high
barrier, low-income people with deep services to enrich their lives; and
WHEREAS, Home Forward has found that Cascadia Behavioral Healthcare, Inc. has met
the requirements necessary to award them 10 Project-Based Vouchers and 10 VASH
Project based Vouchers at the forthcoming Reverend Dr. John Garlington project in
Portland; and
WHEREAS, Cascadia Behavioral Healthcare, Inc. will house disabled persons with a
preference for those experiencing severe mental illness and high barrier veteran’s
experiencing homelessness, allowing them to live independently in their own homes while
having access to deep services;
NOW, THEREFORE, BE IT RESOLVED, the Board of Commissioners of Home Forward
authorizes the Executive Director to proceed with the HUD required steps with the intent to
enter into a 15 year Housing Assistance Payment Contract for 10 Project-Based Vouchers
and 10 VASH Project-Based Vouchers at the Reverend Dr. John Garlington project in
Portland Oregon upon project completion, which is projected for spring 2017.
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ADOPTED: MARCH 17, 2015
Attest:

Home Forward:

Michael Buonocore, Secretary

David M. Widmark, Chair
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Reverend Dr. John Garlington
Project
Cascadia Behavioral Healthcare at
3024 NE MLK Blvd, Portland, OR 97212

Cascadia Behavioral Healthcare, Inc.
Lloyd Corporate Plaza
847 NE 19th Ave. Suite 100
Portland, OR 97212
Contact:
Maggie Bennington-Davis, Chief Operations and Medical Officer
(503) 963-7771 / maggiebdmd@cascadiabhc.org
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Project Location: 3024 NE Martin Luther King Blvd, Portland, OR 97212

Freemont St.

City of Portland Vicinity Map

Surrounding Neighborhoods Vicinity Map

Scale: 1” = 1.5 miles

Scale: 1” = 1000’
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Area Opportunities Map

What is an Opportunity Map?
“Neighborhood resources and access to these
resources present themselves as “opportunities” to
area residents, impacting not just their quality of life
but also their chances for self-advancement and
fulfillment of their household needs and aspirations.
The Kirwan Institute based in Ohio State University is to
be credited for offering this tool that aims to provide an
analytical framework to illustrate the presence and
intensity of various opportunities in an area. The
analysis can be customized to select and weight
resources based on community specific objectives.”1
In 2013, PHB, with the input of stakeholders including a
project Technical Advisory Committee, Diversity in Civic
Leadership focus groups and city staff, determined 5
categories in which to track Portland neighborhoods’
“opportunity”:
- Childhood Education
- Employment
- Transportation
- Access to Family Wage Jobs
- Healthy Eating Active Living (HEAL).
The map to the left is a composite of these 5 Indictors

1 – Portland Housing Bureau, “Opportunity Maps” (https://www.portlandoregon.gov/phb/60656). Also see ‘Methodology’ link for detail of category selection and definitions.
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Site Plan
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Project Rendering
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Reverend Dr. John Garlington Project: 3024 NE Martin Luther King Blvd

Overview: The Reverend Dr. John Garlington Project will be a mixed
use development. The residential portion will provide supported
housing for people with serious mental illness, integrated into a
community setting. The housing will be co-located with Cascadia’s
first Integrated Behavioral Health Clinic, a clinic that integrates
specialty mental health and addictions treatment with primary care,
and peer-delivered health literacy and wellness programs. While
both health and mental health services will be readily available to
residents at the Clinic, all participation in services by residents will be
voluntary and not a condition of tenancy. This project will be an
exciting innovation in providing services to persons with serious
mental illness, creating Cascadia’s first Integrated Behavioral Health
Clinic, and Cascadia’s first “supported” housing model, expanding
housing options for persons in Portland living with serious mental
illness.
Population to be Served: The residential component of the project
will include approximately 50 units, with 20% of the units set aside for
persons with serious mental illness who are able to live
independently with appropriate supportive services available. The
balance of the units will be available to persons with incomes at or
below 60% Area Median Income (AMI) with a rent goal of reaching to
50% AMI. Cascadia will apply for 20% Project Based Assistance (PBA)
vouchers, to serve the set aside units, through Home Forward in the
next available offering, or if the state is awarded an 811 allocation,
through the State of Oregon, Addictions and Mental Health
Department (AMH). PBA pays for the difference between 30% of the
resident’s income and the unit’s rent. Cascadia will commit with
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PBA to ensure the set aside units are affordable at 30% AMI. Cascadia
will be utilizing strategies successfully used by other nonprofits to
market first within the North/ Northeast community, seeking to be
part of efforts to prevent displacement and serve and integrate with
the existing community.
Design: The intent of the Reverend Dr. John Garlington Project design
is to integrate with the surrounding community, to provide privacy
and a sense of home for the residents, and to provide a welcoming
health clinic that reaches outward to the Northeast Portland
Community, including persons with serious mental illness. The
building will have three or four stories, with the Clinic on the first
floor, and housing above. Cascadia’s management and design team
have toured a number of mixed used buildings and reviewed plans of
Behavioral Health Home clinics in other states to bring ideas to this
Project that will make it a state of the art project serving persons with
serious mental illness in a way that integrates and encourages
engagement with the surrounding community. The residential portion
of the project includes studios, one-bedrooms, and two-bedroom
units, including the manager’s unit. Because the intent of the
Supported Housing model is to provide housing that allows the
maximum integration of special needs populations into the general
community, the special needs units will be floating units (not assigned
to a specific unit number) unless required to be fixed to specific units
by AMH.
All health and behavioral health treatment activities will occur in
spaces within the Clinic’s first floor commercial space. There will be
30

multiple smaller gathering areas within the residential floors, rather
than a large community space, specifically designed to create a sense
of safety and increase opportunities for socializing among residents.
Larger resident gatherings will have access to larger spaces in the
Clinic. A resident services coordinator will have an office in the
residential portion and serve all the residents of the property.
The size of the site and site design will allow both adequate parking
spaces for the Clinic and parking for the residential units. To
encourage the integration of the Supported Housing Program with
the surrounding residential community, the main residential entrance
will be located on a residential street. The main entrance for the
Behavioral Health Home will face Martin Luther King, Jr. Blvd.,
welcoming pedestrian and public transit access. Both the residential
and commercial entrances will have additional access to the onsite
parking lot. The large size of the site (1.41 acres) will accommodate a
community garden and other outdoor spaces to welcome the
surrounding community onto the site.
Ownership and Financing: The residential and commercial
components of the building will be owned by separate legal entities
with separate permanent financing and operating budgets. The
residential portion of the building will be financed primarily with a
bank loan, Low Income Housing Tax Credit equity, funding from the
Portland Housing Bureau and a developer loan. The commercial
component will be financed with a commercial loan, New Markets
Tax Credit equity, and capital contributions from a capital campaign.
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Community Services and Amenities: A major feature of the overall
plan for the Supported Housing development at the project includes
the development of the ground floor commercial space as an
Integrated Behavioral Health Clinic. With this innovative approach,
Cascadia would fully integrate mental health, addictions, primary
care, dental and wellness within this space and it would be
conveniently located for those supported housing residents who are
interested in these services.
The site is located on NE Martin Luther King, Jr. Blvd. in the Eliot
neighborhood which is in the heart of Portland’s historic Albina
District. With its close-in location, the project site is close to
numerous retail locations, popular restaurants, grocery stores, coffee
shops, music venues, and parks. In addition, the Matt Dishman
Community Center is less than a half mile away featuring an indoor
basketball court, community center, fitness room, gymnasium,
meeting rooms, party room, preschool program, indoor stage, indoor
swimming pool, weight room, and wireless Internet access.
Martin Luther King, Jr. Blvd. is a major throughway in the City of
Portland, providing easy access to other parts of Portland by car and
public transportation. A Tri-Met bus stop is located in the middle of
the block and offers frequent bus service (15 minute intervals)
throughout the day. The # 6 route allows easy transfers onto other
bus lines, Portland Streetcar and the MAX light rail transit, thus it is
convenient to come and go to the site by public transportation.
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MEMORANDUM

To:

From:

Board of Commissioners

Date:

Rachel Langford, Program
Director of Education and Youth
Initiatives
503.802.8520

Subject:

March 17, 2015
Authorize a Professional Services
Agreement with Melles Counseling
and Consulting
Resolution 15-03-03

Wakan Alferes, Program
Supervisor Resident Services
503.943.5671

The Board of Commissioners is requested to authorize an amendment to an
existing professional services agreement for School Based Youth Services with
Assefash Melles (Melles Counseling and Consulting). This amendment is in excess
of the formal threshold of $100,000 and requires board approval in order to
adhere to Home Forward Public Contracting Rules.
This activity supports Strategic Operations Plan Goal 3: We will strengthen our
relationship with the people we serve by increasing mutual accountability and by
improving our ability to connect them to vital services in the community. Within
this goal is Priority Initiative 2: Implement the Families Forward project, with youth
and adult-related initiatives.
School Based Youth Services aligns with the Families Forward Priority Initiative.
Children and youth participating in these supportive services are given
opportunities to succeed in school, forge tighter bonds with their families, school
and/or community, and reduce risky behaviors.
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ISSUE
For the past two and half years we have worked with Assefash Melles as part of
the Urban Institute HOST Demonstration Project at New Columbia. Her dual
generation work with our youth and GOALS participants has been exemplary. With
Assefash’s guidance we saw children become more successful in school, more
connected to their peers and parents, better able to communicate with parents
and teachers and better able to understand and regulate their emotions. The
parents that Assefash worked with displayed better understanding of
developmentally appropriate behavior, culturally appropriate expectations at
school and in the community (especially important for our immigrant families) and
increased positive engagement with their children around school and social issues.
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RESOLUTION 15-03-03
RESOLUTION 15-03-03 AUTHORIZES HOME FORWARD TO AMEND A
PROFESSIONAL SERVICES AGREEMENT WITH MELLES COUNSELING AND
CONSULTING TO PROVIDE YOUTH AND FAMILY SERVICES
WHEREAS, Home Forward of Portland, Oregon has had a contract with Melles
Counseling and Consulting since 2013 to provide culturally specific youth and family
support services; and
WHEREAS, Melles Counseling and Consulting has been a successful partner in helping
Home Forward to achieve the Families Forward Priority Initiative; and
WHEREAS, continued service provision is needed at New Columbia focusing on youth
and family home- and school-based support and intervention; and
WHEREAS, a professional services contractual agreement in excess of $100,000 requires
Board approval prior to execution by the Executive Director.
NOW, THEREFORE, BE IT RESOLVED, that the Board of Commissioners of Home
Forward, authorizes the Executive Director to amend the professional services agreement
with Melles Counseling and Consulting for the provision of intensive youth case
management services for a new contract total of $280,000.00
ADOPTED: MARCH 17, 2015
Attest:

Home Forward:

____________________________________
Michael Buonocore, Secretary

______________________________
David M. Widmark, Chair
3
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MEMORANDUM

To:

From:

Board of Commissioners

Date:

Jan Kasameyer, Resident Services
Program Supervisor
503.280.3748

Subject:

March 17, 2015
Neighbor to Neighbor Grant
Program Update

This briefing is intended to update the Board on the Neighbor to Neighbor Grant Program;
its structure process, observations about the achievements, and vision for the future. This
briefing is informational only, no action is required.
INTRODUCTION
The Neighbor to Neighbor Grant Program evolved from Strategic Operations Goal 3: “We
will strengthen our relationship with the people we serve by increasing mutual
accountability and by improving our ability to connect them to vital services in the
community,” adopted by Home Forward in 2010. That goal was to strengthen our
relationship with residents and program participants. This includes working with residents
to encourage involvement and ownership in improving their apartment communities.
Our program’s focus and goals have not wavered from that charge. We operationalized
our mission by requiring that projects must build community and have lasting value in one
or more of five ways:
1.
2.
3.
4.
5.

Help residents get to know their neighbors
Help youth feel they are a part of and can contribute to their community
Improve the residents’ quality of life
Make their communities a better place to live and provide healthy living choices
Help residents relieve stress in their lives
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We outlined a process for property management, resident services staff and residents to
work together to envision a project and develop the application together. Home Forward
staff had leadership responsibility and management of the budget. As residents became
involved in the planning and implementation of the projects they took over increasing
amounts of responsibility for the outcomes. I intend to share what we have learned over
time about this process.
The Round 1 grants were offered in 2011. Subsequent rounds were launched in 2012,
(R2), 2013 (R3,) and 2014 (R4).
In 2012, we offered grants of up to $2000 to site staff at our properties. These were
offered in response to staff concerns at properties where they had not been able to
generate interest in creating a Neighbor to Neighbor Project. Site staff felt that they wanted
to have a project to bring people together, so that residents would then be ready to apply
for the next round of grants. We received eight applications. We awarded $9,780 to serve
six properties. Site staff involved residents in the implementation of projects. Also, site staff
tracked expenses and created reports to assist in evaluation.
FUNDING
The Neighbor to Neighbor Grant Program is funded through Moving to Work funds. Its
goals and activities reflect Moving to Work funding priorities and expectations.
BUDGET
This table provides an overview of the number of projects applied for and amounts
granted.

Round 1
(2011-12)
Round 2
(2012-13)
Site Staff
(2012)
Round 3
(2013-14)

# of projects
receiving awards

Total amount
granted

# of applications
received

Total amount
requested

10

$38,500

32

$125,395.00

6

$21,758

12

$51,189.00

6

$9,780

8

$9,780.00

8

$18,273

8

$25,122.00
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Round 4
(2014-15)
Total

11

$21,480

14

$35,353.00

41

$109,791.00

74

246,839.00

GRANT AWARD SELECTION PROCESS
From the beginning, staff from various departments have participated on the award
committee. Volunteers from the Inclusion Council have always participated. We have
consistently had Resident Advisory Committee participation as well. I have been pleased
that participants often volunteer in subsequent years even after their terms on either of
these committees have ended.
While the award committee is not a consistent group, I have been impressed that each
group applies the standards and expectations of the program rather consistently.
Examination of the projects awarded and rejected reveals a consistently applied vision.
The committees have generally been unanimous in their decisions about grants.
The majority of applications for projects that were not awarded are because they have not
met some specific condition for the program. The committees have been very clear about
why a grant was not made and what changes were needed to have a successful
application. That feedback is given to the applicants. There have been situations where the
committee has conditionally granted an award pending certain changes. There have often
been budget adjustments required by the award committee. Sometimes those
adjustments are based on the available funding; sometimes they are based on the
committee excluding parts of an application they find unacceptable. The decisions of the
award committee are implemented.
PROGRAM EVALUATION
From the beginning we were interested in gathering a variety of data from all program
participants. We created several processes to evaluate the program. Evaluation processes
have included:


Monthly reports about how many residents were helping to plan and /or put on
events (direct involvement), how many residents were participating in large group
events (indirect involvement), what community partners were involved and what
they contributed.
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A report after three months of receiving funds from each grant program. This report
asked for information about what had happened since the beginning of the award,
challenges to progress, and current budget status.



Pre – Project Resident Surveys and Post –Project Resident surveys to measure
success of grant goals, especially community/ relationship building.



Final reports evaluating success of projects and issues, suggestions for future.



Focus groups with residents at several sites.



Invitations to Supervisors, Property Managers, Assistant Property Managers,
Resident and Community Service Coordinators to contribute comments, concerns
and suggestions.



Reports on each round of grants reviewing the process, each award and what we
learned from that round. All of the previously gathered data was used to inform
these reports.



Use of an Inclusion Lens evaluation.

The overall evaluation process has evolved with each round. For example, we have been
disappointed with the pre and post survey results. We have not received as many surveys
as we would like at the beginning or the end. We’ve tried various strategies. None have
worked very well. We do get great comments by residents about the program (positive
and negative), but not useful quantitative data. We are planning to explore these issues
through local agencies specializing in evaluation.
DATA FROM ROUND 3
Some data from R3 reports :


Community partners donated 572.25 hours. Valuing that time at
$10/hr. rate equals $5,722.50 donated by community partners during
the course of Round 3.



Residents donated 750 hours to plan, organize, coordinated projects
(not participation). Valuing residents’ time at the same $10/hr. equals
$7,500.00 donation by residents to create and implement the
program.
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445 unduplicated residents participated in the programs. This
includes classes, committees and projects but does not include
attendance at larger events.



There are 959 units in these eight R3 properties and 445 residents
participated - a 46 % participation. At two of the properties there is
more than one person in each unit so the participation might be
slightly lower. We were unable to count residents who came to the
larger events, the percentage is likely much higher.

OBSERVATIONS TO DATE
A. Program Keys to Success
 Leadership
While the staff time necessary to administer (reporting, budget management and project
implementation) a grant at a particular property has decreased with subsequent grants at
that property, staff leadership in implementation continues to be a key component for a
successful project. The relationships between staff and residents have been strengthened,
and staff and residents do share many responsibilities for the project. We have one
property where a long term community volunteer has facilitated the group of residents
implementing the project. Masters in Social Work Interns have worked with residents on
several projects at other sites. In other properties, a contracted agency has coordinated
the leadership with residents. We have observed that when that leadership role is altered
(staff leaves, contracts end, students leave), the project often falters. It seems
thatconsistent leadership is fundamental.


Motivation for the Project

A group of residents must share a motivation for the project. One of the consistent
motivators is projects that do something for youth. In addition, people are highly motivated
to grow gardens. Sharing food and doing art are other strong motivators. Exercise
opportunities are increasingly popular.


Structure of the Program

The size of the grants is a determinant of the success (see “Future of the Program” section
for more discussion of this observation). In addition, it seems that the timeline for projects
needs to be about 9-12 months. There are too many changes in the course of the grant if
the projects are more long term. For example, staff turnover, budgets may change,
residents may come or go. The rules need to be broad enough to allow the culture and
5
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needs of residents at each property to be uniquely expressed. There needs to be
consistent leadership. The rules need to be effective to provide the needed level of
control, but broad enough to not encumber the project. Financial controls need to be
straightforward, consistent and as simple as possible. Data gathering should happen
frequently (example: tally of numbers of residents participating in each event should be
promptly reported). Discrete projects attract residents and community volunteers. Projects
need to have lasting value, but immediate reward.


Youth are Empowered by This Opportunity

During the first round of grants, youth at Tamarack got together, wrote a grant and asked
for a soccer field. At the Plaza, elementary school age children actively participated in
painting trash cans for recycling awareness and teens cooperated to design and paint a
mural celebrating their diverse ethnicities. Dekum youth asked for a grant to raise
awareness and motivation for recycling at their property.
B. Site Staff Grants
Of the six site staff grants, two properties were inspired to apply in subsequent rounds and
received grants.


Dekum Court representatives are the March Mission Moment and received a
second grant. The site staff grant involved purchasing recreational equipment so
residents could gather and play games. The second grant is the product of youth
being concerned about the trash on the site and recycling. I would like to think
there is some connection between the opportunities created by the first grant and
the inspiration for the second grant.



Rockwood Station/Landing has received three grants as each one has expanded
on their original idea of providing Zumba classes. The third grant prompted
increased commitment from the community partner for additional exercise classes
(including a mom/baby class) and increased medical service access. The Resident
& Community Services Coordinator (RCSC) for this site told me that many residents
report great satisfaction in seeing these projects achieved.

While we have not seen subsequent applications from the other sites, there is significant
correlation between the staff involved with that original grant leaving that site and no
further grants applied for. This would be an example of the importance of consistent
leadership at a site where community connection is slowly emerging.
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C. Properties with Multiple Grants
Of the four rounds of grants, twelve sites have had two or more grants, not necessarily in
consecutive rounds. The examples below demonstrate the empowerment of residents
through this program. Participating residents increasingly take responsibility to speak up
about issues they care about and work with site staff collaboratively to bring these projects
to life. More detailed descriptions of the projects are available in evaluation reports. Some
round four data is included here, but this round is just ending so the evaluation is not
available.
1. Fairview
Kids Club grants met with such positive response from youth and parents that the project
has continued through a community partner. Parents and kids continue strong
participation and support.
2. Plaza
These projects, recycling awareness activities (example: painting the trashcans) and a
multi-cultural celebration mural, expressed the values of the residents.
3. Tamarack
The original project, the soccer field, was developed by kids on the property. It inspired the
second project, purchasing canopies, picnic tables, development of potlucks and other
community events.
4. Townhouse Terrace
These projects built capacity for residents to develop garden boxes and prepare
community meals in the site kitchen.
5. Dekum Court
The first project purchased family recreation equipment (i.e. badminton equipment). The
second grant is for youth to do projects around recycling, specifically to raise property
awareness about the need for recycling.
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6. Rockwood Station/ Landing
The three grants started with Zumba classes, which provided moms the chance to come
together and connect, and do something fun and healthy. Over the course of the grants,
significant community activity has developed (moms carpooling, trading babysitting,
sharing chores). Zumba classes continue; there are more classes and new ones for moms
to bring babies to exercise together. Wallace Medical Concern has provided additional
funds for more classes, has increased medical service access at the site and at their clinic.
7. Gallagher Plaza
Rosie’s Room services and activities have catalyzed community building. Residents
interested in art have produced art, shared that interest with other residents and fostered
many new relationships.
8. Medallion Apartments
While this site’s grants have focused on very different projects (landscaping and health),
they have brought the residents together and melded a working team. Several residents
have taken responsibility for different parts of the projects. The recent health fair involved
several community partners. Folks from neighboring buildings were invited to come to the
property and join the activities.
9. Northwest Tower and Annex
Rosie’s Room involvement has advanced the sense of community between residents of
Northwest Tower and Annex through weekly activities and drop-in opportunities. Activities
emphasized cross-generational opportunities and appreciation for the diverse ethnic
backgrounds of the residents. Special programs for youth offered opportunities to work
and play with elders. Elders appreciated sharing about their cultures.
10. Hollywood East
This property’s grants have focused on providing a variety of social opportunities for
residents to come together for fun: bowling trips, potlucks, karaoke parties, dances, film
nights with discussion groups, bingo. Residents have taken responsibility for many of
these events.

8
Home Forward Board of Commissioners
March 2015

53

11. Ruth Haefner
The efforts and support of an Elders in Action volunteer spurred residents to participate in
yoga chair exercises and then to move on to Zumba exercise. There is now an established
resident group who regularly participate in classes, then stay to have coffee and envision
other plans.
12. Sellwood Center
Residents’ desire to have wheelchair accessible garden boxes inspired the first grant
request. Residents have gone on to plant and manage the boxes and now share produce
with non-gardeners in the building through community potlucks.
FUTURE OF THE PROGRAM
It is very exciting to think about the future for the Neighbor to Neighbor Program.
Several RSCSs and Property Managers have told me they hope the program continues.
They report that this program has changed the relationship between property
management staff and residents for the better. Because of the successful process and
positive results, residents are excited and motivated by the grants. So often residents
report that they feel other projects are started and not finished. Neighbor to Neighbor
Grants have been successfully implemented and in many cases are ongoing and
expanded.
For Round 4 (currently in progress), our Executive Director suggested that a sustainability
plan be part of the grant. The idea was to address the issue that grant funding eventually
ends, no matter the source of the funding. Considering how to sustain the positive action
of a grant from the inception secures a more long term vision for the use of grant money
and provides on going benefits. We now require a Sustainability Plan with each grant
award. Of course, each plan looks a little different and people are just getting used to this
perspective, but they are beginning to see the benefits.
When I think about “growing” the program, I think in terms of being able to offer more
grants and more coaching to staff and residents. Our experience is that offering grants up
to $5000 is the most effective way to achieve the goals of this program. Often success is
experienced with much smaller funding. That may sound quite counterintuitive. Let me
explain. We’ve observed that larger grants involve more people and more complex
projects. Often these larger grants involve codes, permits, professional input. We also find
that larger projects often take more time to implement, which may lead to changes in site

9
Home Forward Board of Commissioners
March 2015

54

staff or partners or capacity of residents to participate causing enthusiasm to wane. It
seems that the more quickly a project can be implemented, the greater the satisfaction. If
more coaching or mentoring was available, the projects would likely run more efficiently.
While there is definite value and growth in capacity of a community to work together
through the struggles of planning and implementing a project, the presence of
independent coaches would likely ease the process. As a footnote: We have offered the
services of volunteer coaches, and they were involved in the first rounds, but they were
only part of the process to prepare the application. I am suggesting coaching as a more
integrated part of the program.
Increased funding would permit more grants to be offered. The staff time to manage them
would be difficult without an increase in the available staff time. To offer coaching as a part
of the program would also require increased funding.
INPUT AND REVIEW BY THE RESIDENT ADVISORY COMMITTEE
On February 24, 2015, I appeared before the Resident Advisory Committee (RAC). After
reviewing part of the R3 report I asked the committee what they would suggest to help
build interest at a property to prepare a Neighbor to Neighbor Grant Program application.
Suggestions included: getting people together to get to know each other so they can find
the spark to the energy to do an application, be sure that people are informed about the
opportunity to apply and what it could mean. There was some discussion that perhaps
members of the RAC who have participated in the program would be willing to visit a
building and talk about the grants. I reported about the difficulties with survey results as I
discussed earlier. I gave each member a copy of the survey and asked that they review it
on their own time and give me suggestions about how it could be improved. I appreciated
hearing from the members about their suggestions for sparking an application and will
incorporate them in the next round of grants. I look forward to hearing feedback about the
survey.
How Does Home Forward Benefit From This Program?
An important strategic goal is advanced: Site staff and residents have experienced an
increased sense of community hallmarked by respectful relationships, increased pride in
the property and the people who live and work there.
Valued community partnerships have emerged and deepened into long term relationships,
leveraging Home Forward funds. These community partners create lasting value and
enriched residential communities by supplying direct donations (funding for exercise
classes), volunteer time and talent (building garden boxes), in-kind funding (supplying
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materials), and increased services (bringing health care opportunities on-site). Some
examples of long term site improvements:


Many sites have community garden beds (wheelchair accessible) which residents
maintain.



One site has a soccer field.



Two sites have resident created murals.



One site has a teen event area.

Last, but not least, these projects have facilitated increased resident and community
partner use of Home Forward community facilities. More residents and community
partners are active on the properties, indoors and out. With more people out and about
engaged in positive activities there is less opportunity for vandalism or other negative
behavior, thus reducing the need for security services. Examples of increased facility use:


Community rooms and kitchens are used more for potlucks, interest groups,
committee meetings, and partner services.



Outdoor facilities are used for gardens and team sports more often.

In closing, the Neighbor to Neighbor Grant Program embodies our commitment to
strength our relationships with our residents by providing opportunities for Home Forward
staff and residents to creatively and in mutually respectful ways enhance their residential
environments. It is the community compact at work and an excellent use of Moving to
Work funds.
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Neighbor to Neighbor, Report on Round Three (2013-2014)
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"It’s been great to be able to do things together. Before this grant I really didn't know my
neighbors. Now I know a lot of people."
-- Barbara, Townhouse Terrace Resident
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Neighbor to Neighbor, Report on Round Three (2013-2014)

Introduction
The projects funded in Round 3 of the Neighbor to Neighbor Grant Program demonstrate
diverse strategies to build community among residents. This report offers an evaluation of
those projects using a variety of reports and data sources.
The response to the opportunity to apply for Round 4 grants provides strong evidence of
the success of prior projects. Interest remains high among site staff and residents. We are
seeing experimentation with new ideas, expansion of projects that have gained traction,
and exploration of activities that will take residents to the next level in building community.
The Neighbor to Neighbor Grant Program, funded through Moving to Work Initiative
Funds, offers residents of public and affordable housing properties the opportunity to
apply for project grants to build community at their property. The project must have
lasting value in at least one of the following ways:
1.
2.
3.
4.
5.

Help residents get to know their neighbors
Help youth feel they are a part of the community and can contribute to it
Improve residents’ quality of life
Make communities a better place to live and provide healthy living choices
Help residents relieve stress in their lives

For many residents, the Neighbor to Neighbor Grant Program offers new ways to
strengthen relationships with Home Forward staff and to work together in more mutually
responsible relationships.
With each round of grants, site staff and residents learn more about what works for their
unique community. And we all at Home Forward learn more about how to build and
support healthy resident communities and engage residents as leaders.
Sincerely,

Jan Kasameyer,
Neighbor to Neighbor Grant Program Coordinator, and
Resident Services Program Supervisor
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Neighbor to Neighbor, Report on Round Three (2013-2014)

Background
Neighbor to Neighbor Grant’s Program Roots
The Neighbor to Neighbor Grant Program emerged from Home Forward’s Strategic
Directions, identified in 2010.
Direction 3: Partnership within the Home Forward Community
Home Forward will strengthen its relationship with residents and program participants by
working with them to develop a more defined set of mutual responsibilities, expectations
and accountability.
Framing the Future, Home Forward’s Strategic Directions
A goal of this specific direction is to strengthen staff relationships with residents, including
collaboration with residents to encourage involvement and ownership in improving their
apartment communities. In response, the Neighbor to Neighbor Grant Program was
developed in 2011. Grant funds reach affordable and public housing properties, and focus
on activities for families, people with disabilities, seniors, and youth.
Neighbor to Neighbor Grants, Round Three
Launched in spring 2013, Round Three is the subject of this report.
As in previous rounds, applications and materials were sent to property managers at
public and affordable housing properties with resident services. Flyers were posted in the
buildings. Resident meetings were held to engage residents to brainstorm ideas for a
grant project and to develop detailed plans and budgets to be submitted in the
application. Teamwork between residents and staff was strengthened as staff organized
meetings and helped with proposals.
The Neighbor to Neighbor Selection Committee, consisting of Inclusion Council and
Resident Advisory Committee members, met in April 2013. This year a former member of
the Inclusion Council and an MSW intern also participated in scoring applications. No staff
or residents from properties submitting proposals served on the Committee. The
Selection Committee received eight applications, with requests totaling $25,122.50.
All eight projects were approved for funding, and a total of $18,273 was awarded. The
Committee was detailed in its decisions with each applicant receiving feedback about the
grant review. For some grants, the amount was reduced. For other grants there were
requirements to be met before funds were awarded.
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Once approved, residents met with site staff to further plan how to implement their
projects and meet their timelines. All projects were to be designed to complete goals
within one year. (As two projects were being implemented, they evolved, and extended
beyond the initial grant calendar.) The Resident and Community Services Coordinator or
Property Manager oversaw grant funds. Residents completed a 3-month progress report
and a 12-month final report, as well as an itemization of spending.
Neighbor to Neighbor Grants, Round Four
The Selection Committee made decisions about Round Four applications in June 2014. A
total of $21,480 was awarded to eleven projects at twelve properties. Project topics
included nutrition, exercise, gardening, crafts, interactive games, and more. The
Committee was thoughtful and detailed in its reasoning. Some of those awarded received
specific conditions for funding to ensure that each project meets the purposes for
Neighbor to Neighbor grants and has the best chance for success. In addition, those
denied funding received specific feedback about the reasons for denial and suggestions to
improve potential future applications. A report on this round will be completed in 2015.
Neighbor to Neighbor Previous Rounds
In Round One (2011-12) of the Neighbor to Neighbor Grants Program, ten properties
were awarded grants totaling $38,000. These projects had a positive impact at the
properties, developing relationships among residents and with Home Forward staff, and
building leadership skills for the team members.
In Round Two (2012-13), awards totaling $21,758 were granted to six projects. Projects
focused on health, outdoor spaces, and workshops and classes to bring the community
together. Projects continued to build capacity among both site staff and residents to lead
community engagement activities.
As a part of the Neighbor to Neighbor Grants Program, a round of funds was offered to
site staff at properties where residents did not come together to submit an application in
Round Two. The primary goal of the site staff grant funds was to build relationships and
community among residents at the property and to prepare residents to apply for a grant
in the next cycle. We awarded $9,780 to serve six properties. Site staff involved residents
in the implementation of projects.
“Close-out reports” for Round One and for Round Two/Site Staff Grants can be found on
Home Forward’s intranet at http://homeforwardweb/documents/real-estateoperations/resident-services/reference-materials under “Other Reports”.
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A Summary of Neighbor to Neighbor Numbers

Round 1
(2011-12)
Round 2
(2012-13)
Round 3
(2013-14)
Round 4
(2014-15)

# of projects

Total amount

# of applications

Total amount

receiving awards

granted

received

requested

10

$38,500

32

$125,395

6

$21,758

12

$51,189

8

$18,273

8

$25,122.50

11

$21,480

14

$35,353

What a great program! This project has really helped Rockwood come
together around health. The community has been supported in their healthrelated goals, included learning how to cook healthier food, having access to
healthy activity, lowering stress, and building a community support system. It
has had an amazing impact on the community.
--Rockwood Station and Rockwood Landing Site Staff
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Round 3 Project Summaries
Gallagher Plaza: Imagine the Possibilities Inspired by Art
Seniors and people with disabilities live in 94 homes at this NW Portland, project-based
Section 8 apartment community.
With a $3,100 award, a weekly two-hour art class was conducted by Rosie’s Room staff.
Residents learned new crafts, shared their expertise with other residents and overall
interacted more with one another. Two residents became class assistants, providing
focused support to other residents.
Thirty residents participated between July 2013 and August 2014 with classes held for 10
months in that period. Recycled materials were often used.
Two art shows were held. In March 2014, fifteen residents presented and described their
art work and its meaning, with 35 residents in attendance. Dinner and a volunteer pianist
accompanied this event. In August 2014, a second art show was held in conjunction with
a BBQ. About 100 people attended this event, including residents from three neighboring
Home Forward high rises. Resident volunteers created signage and helped prepare food.
Overall, residents volunteered approximately 20 hours towards preparations for the August
show and BBQ.
Resident engagement was greatly increased as a result of this project. A key to the art
supply cupboard was provided so that residents could work together on their art on the
weekends and during the evenings. Intentional efforts were made to expand participation
from a core group to avoid cliquishness, and to maintain a standard that anyone was
welcome – even if they just hung out with the crafters.
The initial investment in art supplies and instruction, plus the willingness of residents to
assist one another, has resulted in ongoing relationships. Resident “art assistants”
continue to organize evening and weekend “art times” and to help residents make holiday
cards and other crafts. Residents gather and activities have expanded with some now
making a quilt and crocheting, as well as producing art.
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Hollywood East: Bowling and Potlucks
With 286 units, Hollywood East is Home Forward’s largest public housing property serving
seniors and persons with disabilities. This property was in the midst of the Project-Based
Section 8 conversion process during the grant period.
Hollywood East was awarded $2,500 to increase participation in community events and
decrease the social isolation experienced by many residents. Neighbor to Neighborsupported activities involved 94 residents and resulted in an attendance increase of
approximately 38% from the previous year.
Three activities were used with an event occurring monthly. Residents worked out logistics
in planning meetings. Events were advertised in newsletters and flyers, posted on their
blog, announced at community meetings and promoted by resident volunteers.
(1) Bowling Outings: Residents participated in lotteries to provide an equitable way to
share bowling passes for three field trips. Residents enjoyed bowling – some played for
the first time in their lives – and others enjoyed watching and conversing. Unfortunately,
the local bowling alley has since closed and this activity is no longer available.
(2) Karaoke-Pizza Party Nights: A volunteer from the nearby St. Michael and All Angels
Episcopal Church facilitated four karaoke events. This became a beloved activity for many
residents – some rarely ventured out of their apartments before and shared lovely singing
voices. Some even took to the floor to dance. A karaoke machine was purchased so that
this activity may continue in the future.
(3) Potlucks: Residents worked together as a team to organize four potlucks. Like
Karaoke Nights, potlucks drew 50-70 residents/event. Although grant funds paid for
some food items, residents contributed their own dishes – from a turkey with sides to
multiple desserts. NW Tower residents were invited to one potluck, helping build a
stronger connection with another Home Forward building. Two induction burners were
purchased to allow for communal meals to continue while the kitchen is being refurbished.

Medallion Apartments, Wellness Program
A 90-unit public housing building for seniors and people with disabilities, the Medallion
Apartments are located in NW Portland.
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Neighbor to Neighbor awarded $1,373 to support the building of bonds among residents
through health-related activities provided with the assistance of community partners.
Approximately 80 residents participated in this project.
Three activities were used to engage residents in building community and improving their
health over the summer of 2013. Lift Urban Portland and Legacy Good Samaritan Medical
Center also provided monthly health presentations for residents in a nice bit of
synchronicity.
(1) Group Exercise: Entry passes were purchased for nearby Matt Dishman Community
Center, and Ride Connection donated transportation for the first couple weeks. This has
become a more individual-focused activity with three residents still accessing Matt
Dishman weekly.
(2) Healthy Cooking Classes: Eight classes were held on-site with 11 residents
participating. After anticipated community partnerships fell through, a resident stepped
forward to create a class calendar and host the classes. Residents gained experience
creating healthy menus, identifying healthy recipes and preparing healthy meals. They
enjoyed eating together. Grant funds helped purchase class meal supplies, as well as,
food storage ware and other kitchen items to assist residents in continuing to cook healthy
meals.
(3) Neighborhood Health Fair: Attended by 80 individuals (including a few community
members), this event involved a number of community partners. The Adventist Health Van
provided blood pressure checks and medical consultation. City Sanctuary volunteers
cooked, served food and did clean-up. The City of Portland allowed us to close NW
Johnson Street between 19th and 20th for 4 hours. Residents canvassed the neighboring
buildings with street closure information and invitations to the event. Commodities on
Wheels offered a mobile food store. The dancing in the parking lot – to live music - after
dinner made this a truly memorable event.
Resident leaders organized activities in coordination with the Resident and Community
Services Coordinator and partners. Outreach was conducted through the building
newsletter, posting flyers, monthly resident/manger meetings and word of mouth.
Appreciations for resident organizers were also published in the newsletter. Residents
now ask for more information and activities on-site.
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Northwest Tower and Annex: Resident 4 Resident
This NW Portland community joins 144 homes for seniors and people with disabilities with
30 homes for families with children in a project-based Section 8 property.
After two years of engagement supported by Neighbor to Neighbor grants, residents are
expanding their vision for involvement activities to offer resident-driven educational projects
to children, women and men. Like the previous two years, this project employs the help of
Rosie’s Room, a small nonprofit that uses volunteers to provide skills development in
crafts, cooking and clothing repair while offering opportunities for residents to socialize.
A Neighbor to Neighbor award of $3,500 made a number of involvement-activating
projects possible. A steering committee (including children) was formed to guide the grant
activities and conduct outreach. Residents’ face-to-face invitations were responsible for
boosting participation to 72 unduplicated residents. A “resident activity manager”
organizes each project and works directly with Rosie’s Room volunteers who provide
tools, supplies and support.
Through the Moment in Time project, many residents were involved in creating a
permanent piece of art that is a daily reminder of what residents can achieve together. A
meet/greet/eat event brought together 30 residents who envisioned what the community
room mural would look like – a representation of the diversity of the building. A get-toknow-each-other exercise built the foundation for the elements of the mural. A small
group of residents did the painting. As a result of this project, residents met and learned
about each other, building ongoing relationships, such as that of two women who now
write together.
The Stone Soup project has helped residents move towards their goal of better
understanding each other and their diverse cultures. At each monthly evening event, a
community partner made a presentation about a culture, and residents cooked dishes
from that culture. This ongoing activity has strengthened community as residents deepen
their appreciation of each other. Eager to share, residents from other buildings were
invited to a cultural night for a successful event.
Through the Gift project residents took home body scrub and holiday cards that they had
made. The event was focused on resident interactions. It was successful in large part due
to the willingness of residents to share their expertise and wisdom with each other.
Learning to Sew and Mending 101 has been truly appreciated by residents. With a
donated sewing machine, residents who learned to sew through previous grant projects
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are mending or showing residents how to mend their clothes. This weekly activity allows
for a regular opportunity for residents to connect in a casual, positive situation where they
can deepen their relationships.
Rosie’s Room volunteers offered piano lessons, and resident students play at community
events.
The impact of Neighbor to Neighbor grants continues. A resident applied for and received
a grant from Oregon Food Bank to offer cooking classes, and she is leading the
community garden project (initiated with Neighbor to Neighbor funds). Another resident is
organizing game nights and a walking club as a result of her positive experience through
Neighbor to Neighbor-supported projects.

Rockwood Landing and Rockwood Station: Healthy Rockwood/Happy
Rockwood
Adjoining communities in NE Portland, the Landing has 36 flats and townhomes and the
Station has 195 apartment homes.
Rockwood Landing and Rockwood Station were awarded $3,500 to increase community
cohesion by expanding the number and type of wellness-related classes at their sites.
About 112 residents participated in project activities.
This project was kicked off and concluded by health fairs planned and implemented by
OHSU interns. Multnomah County, Wallace Medical Concern and OHSU coordinated onsite workshops (including “What to Do When Your Child is Sick” with accompanying
research-tested booklets) and opportunities to register with Cover Oregon. Free Arts NW
provided an art therapy intern for parent/child art classes. Wallace provided free health
screenings and flu shots. Residents have also attended health-related workshops at
Wallace’s Rockwood Clinic. Health has been brought to the forefront of residents’ thinking.
Ongoing activities included bi-weekly adult Zumba classes, weekly youth Zumba classes,
monthly cooking classes and a garden club, craft group, and parenting group.
Participation averaged about 10-15 in each of these activities. Kaboom coordinated the
building of the community garden and playground. Over 300 volunteers, including those
from Foresters Insurance and Home Forward made it happen.
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Zumba classes will continue thanks to support from Wallace Medical Concern. The
garden club and parenting group will also continue with support from resident volunteers
and the Resident and Community Services Coordinator (provided by Human Solutions).
As a result of this project, many residents are more familiar with one another. Residents
meet outside of programs for walks and carpooling to other classes. Parents trade
childcare and share shopping trips.
In addition, this project has assisted residents to meet health goals – cooking healthy food,
having access to healthy activity, lowering stress and building a community support
system.
This was Rockwood Landing and Rockwood Station’s second Neighbor to Neighbor
supported project.
I really can’t say enough about our group of ladies that have consistently
participated in the Zumba program for the past two years. These ladies, who
were once strangers, have become a tight knit community who support
each other in numerous ways. They throw each other baby showers, carpool
to school events, babysit for each other and provide a social outlet for many
who are stay at home moms with little outside contact. I have seen an
increase in confidence amongst these women that is incredible - as well as
many of their daughters who have had exposure to these health benefits. It
has been a pleasure to watch these women grow into a strong community.”
– Rockwood Station and Rockwood Landing RSCC

Ruth Haefner Plaza: Community Wellness
This public housing apartment community has 73 one-bedroom homes for seniors and
persons with disabilities in SW Portland.
Ruth Haefner’s community was awarded $600 to support resident involvement through
fun activities promoting healthy living. Approximately, 18 residents planned and/or
participated in this project.
Elders in Action was a prominent partner in this project. An Elders in Action volunteer (Bob
Magee) attended resident meetings to support discussion to identify and plan for healthy
activities building a sense of community.
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As a result, two activities were implemented. First, the Elders in Action volunteer led a
weekly “Healthy Living” workshop. Second, a weekly yoga/exercise class was offered.
The yoga class proved so successful that additional funding of $400 was requested and
awarded to extend the classes through August 2014.
The yoga class generated significant socialization and created a more vibrant environment.
Laughter and conversation attended all activities. One 90-year-old resident attended
weekly and considered it critical to her staying independent.
The positive energy resulting from this project will have a lasting effect on the atmosphere
of the building. Elders in Action has become an ongoing advocate for this community, and
they were a primary factor in the success of this project.

Sellwood Center: Resident Gardening and Engagement
In the heart of Sellwood, this project-based Section 8 complex has 106 studios and 4 1bedroom units for seniors and people with disabilities.
Sellwood Center was awarded $1,700 to engage residents through a gardening project.
Residents initiated the idea of accessible garden beds, and residents wrote the grant
application. Elders in Action partnered on this project. Their staff facilitated resident
meetings about garden bed design, cost and project implementation. Resident volunteers
built 6 accessible raised beds in one day with the assistance of a local church and Elders
in Action volunteers.
Project activities continued throughout the year, involving 19 residents, and were
coordinated by an MSW intern. A core group of resident gardeners was established.
Impact NW partnered to provide transportation for shopping trips to gather supplies.
Residents held 5 potlucks to share food together and celebrate the bounty.
Through these group activities, a positive sense of community was established. The
physical act of gardening together generated camaraderie among the residents involved.
The garden boxes will be used on a permanent basis, continuing a positive impact on the
spirit of the building. The pride of growing one’s own nutritious food will have an ongoing
benefit for residents and continue to improve quality of life.
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Sequoia Square: Building Community Through Gardening
Sequoia Square includes 42 townhomes and apartments for families in SE Portland.
Residents at Sequoia Square were awarded $2,000 to develop community through a
garden project. This property houses a diverse community with many languages spoken.
Twenty residents participated in this project. Volunteers of America, a partner offering
programming on-site, provided coordination for this project.
Residents built 12 garden boxes throughout the property, leaving residents feeling
empowered. Consistent meetings to plan, implement and sustain the garden were a
strong factor of success. Resident volunteers distributed flyers and went door to door to
be sure everyone was informed about the project.
Children were active in planting, caring for and harvesting the garden – impacting the
connections among their parents. Two “Cooking Fiestas” took place in the summer when
residents cooked dishes using garden produce. Residents continue to use the garden
produce for their daily meals and community nights. The gardens were planted again this
spring. This has been a successful project reaping benefits for community and health.
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Best Practices
With three years of Neighbor to Neighbor grant-supported projects, staff and residents are
experiencing the results of persistent efforts at engagement. There were challenges with
every project – and also happy surprises. In some cases, the full vision for a project was
not achieved. In others, the results outpaced expectations.
It is clear that community among residents can be intentionally strengthened through
involvement in a joint low-cost project.
Resident groups who made successful Neighbor to Neighbor applications for 2-3 years,
have seen steady progress in strengthened relationships across the property and in
resident enthusiasm to assist with activities. These communities have had the opportunity
to experiment with different strategies and activities and are “finding their groove” and
building on it.
Staff are reporting that community engagement projects take considerable time. And also
that, an investment of time up front to get the project properly launched, can mean less
time and effort is needed later on.
There are some practices that can assist projects to be successful and build longerterm community engagement among residents.
 Group Leadership: Projects thrived when a number of residents bought into the project
vision from the start. As successful projects progressed, residents continued to be
asked for their input and involvement. It appears important that a small group of
residents, rather than an individual, continue as the leaders or implementers. The
means by which residents become project leaders must seem fair to residents as a
whole. Residents’ circumstances can change – A plan to transition responsibility is
critical. And no matter how heartfelt and energized, the inspiration or efforts of only
one resident to fulfill a project will not result in community engagement.


Resident Responsibility: The combination of residents working together as a team to
guide a project – and individual residents spearheading specific project elements –
worked well at some properties. In some cases, residents (including children) led parts
of one-time events. In other cases, residents lent their skills and expertise to teach
classes or to assist their neighbors. Group leadership is still key to a successful project
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– but individuals can be in charge of discrete activities. And accountability to the
group, to staff and/or to a community partner was important.


Staff Leadership: Residents may be the movers of the project, but there still needs to
be an organizer. This has been the role played by site staff, both Resident and
Community Services Coordinators and Property Managers. Projects achieved greater
success when site staff worked together. It is critical that site staff have the skills to
coordinate resident activities and to conduct successful outreach. Full time staff did
not seem to be a necessary ingredient, but flexible scheduling is - as many residents
are available only in the evenings and on weekends. What did seem important was
staff continuity. If a temporary intern begins a project or if there is a staff transition, a
plan for staff leadership to continue the project is important.



Involvement of Community Partners: Organizations and individuals with expertise and
capacity can inspire residents to be involved and boost the results of a project.
Securing partner commitments at the time the proposal was submitted contributed to
overall success. Using funding to hire an outside project facilitator - to share leadership
with site staff or ensure consistent leadership when there are staff changes - can be
the key to achieving the project’s hoped for outcomes.



Concrete Resident Benefit: Resident involvement in identifying the project goal – and
having the goal be easily understandable was foundational. Successful projects had
potential and real results that seemed tangible to residents. Residents could see how
they or their children would benefit. Projects that nourished health, nutrition and child
development seemed especially relevant. Also, residents appear more likely to sustain
their effort if projects are designed so that residents can experience some benefit within
the first months of implementation. The stresses in people’s lives can overcome their
vision. Residents have capacity for involvement and can more easily maintain that if
they feel a dream fulfilled.



Culture of Inclusion: Staff and community partner leadership must insist upon a
standard of openness in all project activities. Having “everyone” truly welcome – even
those who are not participating in the activity itself, but are engaging in a non-disruptive
manner – appears to be a necessary element. Some residents may feel more
comfortable if certain other residents are excluded. However, any sign that an
“us/them” attitude is acceptable can sink an engagement project.
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Face-to-Face Outreach: The maxim that “the more personal the outreach is, the more
effective it is” held true. Flyers were helpful in alerting residents that are already at least
minimally engaged. However, to encourage people out of their apartments, a
personally delivered invitation worked best. Trusted staff were effective inviters – as
were residents who invited their neighbors and were able to explain the benefits from a
resident perspective.



Anticipation of Barriers: There are a variety of challenges that can be “planned for” in
the design or implementation of a project. If they aren’t addressed, they can stall or
derail a project.
Planning for the complete implementation of the project is an essential activity as part
of the proposal process. Are there permits or regulations that will need to be checked?
Will ongoing staff capacity be needed to supervise activities? Will transportation
support be required for residents to participate? Will additional funds or “stuff” be
needed to ensure that the project is a success?
We also saw that if a project idea needed to be significantly changed because barriers
were encountered, it was difficult for residents to make the shift and become inspired
by an alternative dream.

Even when there was conflict, community engagement was still increased.
Conflict often expressed a commitment to the idea of the joint project and ownership in
the results. The struggle, especially if successfully managed by staff and residents, can
build relationships on the other side. And at times when personalities collided, staff
observed that community involvement could continue as a result of the project. Conflict
management skills are helpful in successfully leading projects.
Site staff have a role in communicating a consistent message that “All are welcome”. This
can be important to the success of activities that are cross-generational or operate across
cultures.
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Ideas from Residents
Residents at properties receiving Neighbor to Neighbor grants were asked for their ideas
about building community and successfully engaging residents. They gave generously of
their time and insights.
Community Building Tips
Here are some of the suggestions that residents shared to improve efforts at building
community:


Activities need to be seen by residents as having value for them - for instance, an
activity that builds connections among residents while reducing stress (identified as
a big concern by many residents).



A culture needs to be established where residents are supported to connect with
each other – for instance, encouraging small talk among residents and helping
residents to learn each others’ names.



Since community is built relationship by relationship, residents appreciated
assistance in connecting with others with similar interests or backgrounds.



In order to be productive in building community, activities need to be held
consistently, frequently enough to establish connections, and over a long enough
time to build relationships.

Barriers to Engagement
Residents also identified a number of barriers that need to be overcome for community to
flourish. These include the following:


Bad behavior on the part of residents makes it hard to engage with one another.
Residents shared a clear vision of the positive behavior among willing residents that
is needed to establish community – friendliness, courtesy, helpfulness, compassion,
etc.



Feeling unsafe in the place where they live was identified as a significant barrier to
resident engagement. Some of the reasons that residents don’t feel safe are
19
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criminal behavior on the part of residents, non-residents who are living in or visiting
the building outside of the rules, excessive use of drugs or alcohol by residents, and
being threatened, bullied or assaulted.


Residents acknowledged the difficulties in building relationships when different
languages are spoken. However, residents are eager to learn about different
cultures - food, customs and history. Interpretation is required.



A culture of gossip and exclusion makes it hard to get to know each other better.
Sharing negative (and often inaccurate) information about residents and developing
“us/them” cliques are real challenges. From their experience, some residents
thought that joint projects, like those supported by Neighbor to Neighbor, provide a
focal point that can help break down this barrier.

Ideas for Resident Engagement
From their experience as neighbors and with their Neighbor to Neighbor projects, residents
shared ideas for activities.


Events that include a meal where people sit down together were mentioned as
popular ways for residents to deepen their relationships. This could be potlucks,
BBQs, monthly meals (maybe attached to a meeting or other activity), picnics or
even a snack time.



Fitness activities were frequently mentioned as ways to truly build community while
benefiting individual residents. These included yoga, tai chi, walking groups,
meditation, swimming and other exercise groups.



Game nights were also frequently referred to as a means for residents to connect.
Ideas were bingo, cards, board games, and outside games.



Entertainment nights were also considered a positive way for residents to build
relationships with one another – by viewing movies together, listening to or making
music, dancing, karaoke or popular lectures.



Residents also valued field trips to make connections with their neighbors. These
could be more elaborate, like a trip to the beach or simpler, such as shopping trips
or visits to local attractions.
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Projects were valued for helping residents work together – whether to clean up the
site or to add an amenity, such as a playground, exercise room or garden.



Small groups were also frequently mentioned, as a place for residents to associate
with one another in a positive atmosphere. Groups could be organized for support
with an issue or based on a specific interest. These might include groups to help
residents deal with stress, find a job, stop smoking or maintain their recovery. They
might also assist residents as parents or provide a place for vets or seniors to
connect. Residents also mentioned groups like book clubs or drama groups.



Arts and crafts project groups of various sorts were identified – with a related idea
of residents offering help to one another based on their own skills.



There was a concern that children and youth also be included in community
building through activities focused on their needs and interests and with an eye
towards offering something for various ages and for children who visit but may not
live in the building.



Community meetings were thought to provide an opportunity for more than reports
and announcements, but as a way for neighbors to get to know one another and
appreciate each other’s efforts.



Just the straightforward chance (requiring little planning) to visit with one another at
an appointed time, a coffee hour or teatime, was valued.



Community gardening, cooking classes and sharing homemade food were
specified as strong community builders and related to residents’ desires to be
healthier.



Residents also remarked that they appreciated information sharing to support
relationship building – such as a monthly newsletter, notice of birthdays and
introductions of new residents. Many residents are cyber-fluent and appreciate
online message boards, web pages and other electronic means to share
information and communicate with one another.

Residents clearly want community. And many residents are willing to be co-leaders with
staff in offering the activities and other structures to support the continued building of
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community where they live. A list of the specific ideas offered by residents is available by
contacting the Neighbor to Neighbor Coordinator.

Conclusion
The impacts of Neighbor to Neighbor grants appear to increase with each round of
funding. Site staff and residents are gaining more experience and accessing helpful
insights across properties. This points to the potential for the Neighbor to Neighbor
program concept. Round Four grants were awarded in spring 2014. We look forward to
seeing the results of these projects.
What is striking is the minimal financial investment made in these projects coupled with the
capacity of our site staff. This small monetary contribution leveraged significant
investments by community partners and the residents themselves. In some cases, other
funders have been cultivated to continue programs. For others, the impact of a completed
project is still felt in the milieu of a community.
Staff overwhelming support continued and expanded funding for these grants. This is
particularly striking given the increased workload of these projects for site staff.
Keep the Neighbor To Neighbor grants funded!!!! They are a benefit to
residents!!!
--Gallagher Plaza Site Staff
It would be great to have continual support from outside resources.
--NW Towers and Annex Site Staff
My only suggestion would be to increase the ability to access continuation
funding. These projects can be amazing catalysts for community
engagement but are hard to maintain without ongoing funding.
--Rockwood Station and Rockwood Landing Site Staff
It would be super if there were money in the building’s budget to pay for
activities and programs on a consistent basis.
--Ruth Haefner Plaza Site Staff
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In a perfect world there would be on going funding to pay for the necessary
garden supplies residents need to maintain their garden space.
--Sellwood Center Site Staff
In the next round of funding, there will be attempts to create engagement across
properties within a neighborhood. We honor the residents and staff who are extending
themselves to make such a difference for their communities.
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MEMORANDUM

To:

From:

Board of Commissioners

Date:

Peter Beyer, Chief Financial Officer
Finance, Accounting & Asset
Management Department
503.802.8538

Subject:

March 17, 2015
Approve Fiscal Year 2016
Budget
Resolution 15-03-04

Kathy Kodis, Financial Analysis
and Reporting Manager
503.802.8583

The Board of Commissioners is requested to approve Home Forward’s fiscal year 2016
budget which begins on April 1, 2015 and ends on March 31, 2016.
The budget document was reviewed by the Audit and Finance committee on February 26,
2015, and presented at the March Board work session on March 4, 2015.
ISSUE
Home Forward’s fiscal year runs from April 1, 2015 to March 31, 2016. To prepare for the
new fiscal year beginning April 1, 2015, Home Forward’s budget process began in
November 2014.
Based on expected agency funding, key planned activities for the upcoming year include:


We intend to pull at least 600 families from the Housing Choice Voucher waitlist.
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We will increase payment standards in all nine designated payment standard
neighborhoods to address increases in local rental prices.



We will continue to maintain high occupancy levels at our public housing and
affordable housing properties.



We will begin major renovation work at the four properties associated with Phase 1
of 85 Stories.



We will continue to support a long term savings approach to ensure Home
Forward continues to have a strong financial foundation and be better prepared for
future funding volatility.

Additionally, Home Forward expects to acquire two former tax credit partnership
properties (St. Francis Apartments and Sequoia Square).
Key financial highlights for the Fiscal Year 2016 budget include (numbers may differ
slightly from source documents due to rounding):


Annual operating revenues will increase from $129.2 million to $135.0 million, an
increase of $5.8 million.



Annual operating expenses will increase from $126.0 million to $127.9 million, an
increase of $1.9 million.



Based on the impact of items above, operating income will improve by $3.9 million
from operating income of $3.3 million in FY15 to operating income of $7.1 million
in FY16.



Net capital contributions will decrease from $11.5 million to $1.9 million, a
decrease of $9.6 million due to final funding for construction at Stephens Creek
Crossing occurring in FY15.



The combined impact yields a change in net assets decreasing from $11.8 million
to $6.2 million, an overall decrease of $5.6 million.

2
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Finally, agency results are converted from a generally accepted accounting
principles (GAAP) format to a funding flow presentation with the expectation that
the agency will break even for the fiscal year.

3
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RESOLUTION 15-03-04
RESOLUTION 15-03-04 AUTHORIZES APPROVING AND ADOPTING HOME
FORWARD’S BUDGET FOR THE FISCAL YEAR ENDING MARCH 31, 2016
WHEREAS, Home Forward is committed to the maintaining high standards relating to the
management of fiscal resources and the stewardship of public funds and assets; and
WHEREAS, the staff of Home Forward has carefully and thoughtfully prepared the fiscal
year 2016 budget to administer the programs and accomplish the objectives of the
Agency for the period beginning April 1, 2015 and ending March 31, 2016; and
WHEREAS, the budget identifies expected sources of revenue and funds held in reserves
which are sufficient to cover planned expenditures for the fiscal year, and;
WHEREAS, the Board of Commissioners has reviewed the budget and inquired with staff
on the various aspects and components of the budget;
NOW, THEREFORE, BE IT RESOLVED, the Board of Commissioners of Home Forward
approves and adopts the budget as submitted for the fiscal year ending March 31, 2016.
ADOPTED: MARCH 17, 2015
Attest:

Home Forward:

____________________________________
Michael Buonocore, Secretary

______________________________
David M. Widmark, Chair

4
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MEMORANDUM
To:

From:

Board of Commissioners

Date:

Mike Andrews, Director,
Development and Community
Revitalization
503.802.8507

Subject:

March 17, 2015

Authorizes Lending to 85
Stories Groups 1 and 2
Resolution 15-03-05

Ben Loftis, Development Finance
Coordinator
503.802.8510

The Board of Commissioners is requested to approve a resolution authorizing the lending
of additional money to Wests Limited Partnership and Woods East Limited Partnership
(The Partnerships), in connection with the financing, development and operation of
Gallagher Plaza, Northwest Tower & Annex, Hollywood East and Sellwood Center. This
resolution is an amendment to Resolution 15-02-02, and is intended to supplement
authority granted by Resolutions 15-01-04 and 15-01-07.
This action supports Strategic Operations Plan Goal 2: We will increase the number of
housing units for our community through preservation, development and acquisition. It
specifically supports Priority Initiative 1: Evaluate and reposition existing projects, with an
emphasis on preserving the public housing high rises.
ISSUE
In the fall of 2008, Home Forward began investigating converting its traditional public
housing portfolio to project-based Section 8. In the spring of 2011, the Board of
Commissioners discussed a subsidy change plan that had been developed to allow Home
Forward to maintain control of the properties, leverage outside investment to address
capital improvements, and access a more stable operating subsidy. The plan allowed
Home Forward to serve the same populations with a minimal change in resident
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relationships. Since the 2011 discussion, multiple steps have been taken to effectuate the
plan (see attached resolution), and four Home Forward properties (Gallagher Plaza,
Northwest Tower & Annex, Hollywood East and Sellwood Center) have progressed to the
point of financial closing.
On January 27, 2015, Home Forward received correspondence from Oregon Housing &
Community Services (OHCS) awarding $3,506,206 of annual Low Income Housing Tax
Credits which was less than anticipated. Such a reduction in the amount of annual Low
Income Housing Tax Credit would have resulted in a corresponding loss of $4.2 million in
private equity available to fund rehabilitation expenditures for the projects.
Home Forward and OHCS continued discussions and, on February 17, 2015, OHCS
indicated that an award of $3,603,074 of annual Low Income Housing Tax Credits would
be made, which would still result in a loss of $3.2 million in private equity.
Discussions between Home Forward and OHCS are continuing and based on additional
clarifications from OHCS, Home Forward has proposed adjustments to the applications
and has requested that OHCS reassess its previous underwriting assumptions. It is our
hope that the updated information will result in the higher level of support needed for our
applications.
While we believe the deal should be approved at a level that provides Low Income
Housing Tax Credits of $3,846,072, this resolution is based on the assumption that OHCS
will not provide the required tax forms (i.e. Form 8609) for aggregate credit amounts
greater than $3,603,074. Accordingly, this resolution authorizes Home Forward to lend an
additional amount to the Partnerships in an amount that allows financial closing and
construction to begin as quickly as possible. This results in an increase in maximum
commitment from Home Forward of $4,000,000 from $7,590,000 to $11,590,000.

2
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RESOLUTION 15-03-05
RESOLUTION 15-03-05 AUTHORIZES THE LENDING OF MONEY TO WESTS
LIMITED PARTNERSHIP AND WOODS EAST LIMITED PARTNERSHIP, IN
CONNECTION WITH THE FINANCING, DEVELOPMENT AND OPERATION OF
GALLAGHER PLAZA, NORTHWEST TOWER & ANNEX, HOLLYWOOD EAST AND
SELLWOOD CENTER PROJECTS
WHEREAS, Home Forward, a housing authority and a public body corporate and politic of
the State of Oregon, seeks to encourage the provision of long term housing for low income
persons residing in Multnomah County, Oregon;
WHEREAS, Home Forward had expected that financial closings and the commencement
of construction for Group 1 and Group 2 would occur by February 2, 2015;
WHEREAS, Home Forward anticipates that each 30-day delay in achieving such closings
costs Home Forward an additional $500,000 in construction cost, legal fees, relocation
costs and other transaction expenses, which additional costs adversely affect Home
Forward’s ability to provide affordable housing to low-income persons within Multnomah
County; and
WHEREAS, Home Forward has committed public funds to Group 1 and Group 2 in
amounts that are no longer anticipated to be sufficient, together with other available funds,
to provide for the acquisition, rehabilitation and operation of the projects;
NOW, THEREFORE, BE IT RESOLVED, that the Board of Commissioners of Home
Forward authorizes the revised expenditure of a not to exceed maximum commitment of
$11,590,000 of Home Forward’s available cash for Group 1 and Group 2 combined,
which expenditure may be made in the form of loans, grants and/or capital contributions to
Wests Limited Partnership and Woods East Limited Partnership. The Executive Director is
delegated the authority to determine the allocation of such amount between the two
3
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limited partnerships, and the manner by which the amount so allocated to each limited
partnership is disbursed (e.g. in the form of a loan, a grant, a capital expenditure or a
combination of the foregoing). This resolution is intended to supplement authority granted
by Resolutions 15-01-04 and 15-01-07.
Home Forward’s Board of Commissioners finds that closing the financings and starting
construction on Gallagher Plaza, Northwest Tower & Annex, Hollywood East and Sellwood
Center is a priority due to the additional financial costs to Home Forward and the
additional anxiety to residents of such projects.
ADOPTED: MARCH 17, 2015
Attest:

Home Forward:

Michael Buonocore, Secretary

David M. Widmark, Chair
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STAFF REPORTS
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HOME FORWARD
FISCAL YEAR 2016 BUDGET
April 1, 2015 through March 31, 2016
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Home Forward
Management Discussion
Fiscal Year 2016 Budget
General Overview
The Federal Housing Act of 1937 authorized the creation of public housing authorities. Utilizing
the 1937 Federal Housing Act, the Portland City Council established Home Forward (at that
time, the Housing Authority of Portland) as a municipal corporation under the Oregon Revised
Statutes in December 1941.
Home Forward is governed by a nine-member Board of Commissioners; four appointments are
recommended by the City of Portland, two by the City of Gresham and two by Multnomah
County. Home Forward is not financially dependent on the City of Portland and is not considered
a component unit of the City. The Executive Director is appointed by the Board and is
responsible for the daily functioning of Home Forward.
Home Forward is one of only 39 public housing authorities in the country (out of more than
3,000) that have been selected by the U.S. Department of Housing and Urban Development
(HUD) and approved by Congress to participate in the Moving to Work (MTW) program.
Moving to Work is a long-term federal pilot program designed to learn whether public housing
authorities can serve their communities better with more local discretion over funding allocation,
policies, and procedures. Home Forward has been operating as a Moving to Work agency since
April 1, 1999. The MTW designation allows for exemptions from certain federal requirements
allowing the merger of housing choice voucher & administrative funds and public housing
operating & capital funds into a single fund. This enables Home Forward to create and
implement innovative programs across its four main mission-based business lines
The four main mission-based business lines include:
•

Development – includes work on large scale development projects such as 85 Stories,
part of Home Forward’s public housing preservation initiative, and improvement of our
existing properties through the use of capital grants, local grants and mainstream
financing products. Revenue for this group is generated from developer fees; fees which
may be earned in one reporting period but paid in a different period.

•

Real Estate Operations – real estate operations includes asset management and property
management of our affordable, master leased and public housing properties. Home
Forward owns, manages or is a partner in 112 properties with over 6,400 units. (Of these
totals, 16 properties with 1,765 units are owned through tax credit partnerships of which
Home Forward is the minority owner. The forecasted and budgeted results of these 16
properties are not included in this document.)
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For Public Housing, revenue is generated from two main sources 1) HUD subsidies based on a HUD approved rate multiplied by the number of HUD approved units
multiplied by a proration rate and 2) Tenant revenue – rents collected from residents
which are driven by occupancy levels and by tenant income levels.
For affordable housing properties, revenue is mainly generated by tenant rents and
impacted by occupancy levels and contractually allowed affordable rental rates based on
unit size.
•

Rent Assistance - includes traditional and non-traditional rent assistance programs.
Traditional programs include Housing Choice vouchers, vouchers for Homeless Vets
(VASH), Family Unification Program vouchers (FUP), SRO/MODs and Shelter Plus
Care. Non-traditional rent assistance programs include short and medium term rent
assistance and rent assistance combined with partner services. Home Forward provides
rent assistance to over 10,000 households on an annual basis.
The Housing Choice voucher program (Section 8) is the largest rent assistance program
administered by Home Forward, with funding determined by vouchers authorized,
voucher utilization and proration rates.

•

Resident Services – includes social and economic development programs for families,
and administration of community housing and service partnerships throughout
Multnomah County. Programs include congregate supportive housing and GOALS/
Opportunity Housing/Family Self-sufficiency programs. These programs are typically
funded by cost reimbursement grants.

Fiscal Year 2016 is the fourth year of Home Forward’s Strategic Operations Plan. The Strategic
Operations Plan identifies four main goals for the agency:
Goal 1: We will deploy resources with greater intentionality and alignment with other
systems while increasing the number of households served.
Goal 2: We will increase the number of housing units for our community through
preservation, development and acquisition.
Goal 3: We will strengthen our relationship with the people we serve by increasing
mutual accountability and by improving our ability to connect them to vital services in
the community.
Goal 4: We will increase efficiency and embrace our new identity by transforming the
organizational structure and culture.
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The budget document provides greater context around where we are investing our resources to
achieve the goals of the Strategic Operations Plan.
Budget Principles
This document presents comparative budget information in two formats, first in a Generally
Accepted Accounting Principle (GAAP) format and second in a Funding Flow (simplified
operating cash basis) format. It is important for the reader to understand this distinction as certain
revenue and expense items may be recorded in one fiscal year, while the cash involved impacts a
different fiscal year (such as development fee revenue) or has no cash impact (such as
depreciation expense). Additionally, this document only presents the results of Home Forward
and does not include the budget of any component units.
The budget was created with several guiding principles:
•

All programs combined (excluding development) should have, at a minimum, break even
funding flow. Because the life cycle of development projects spans several years, we
monitor development performance to match that life cycle rather than using a single year
snapshot.

•

All funds will be accounted for, meaning that current year activities will be funded with
current year revenue, business line reserves, allowable transfers from other programs, or
agency level reserves. Also, any remaining funds will be assigned to reserves for specific
purposes or to general reserves to address funding volatility.

•

Revenues for the Housing Choice voucher program and administration, Public Housing
operating subsidy and Public Housing capital grant are budgeted based on estimated
calculations of rates/proration as determined from the Consolidated and Further
Continuing Appropriations Act of 2015 approved in December 2014.

•

Funds using MTW flexibility are aligned with Strategic Operations Plan initiatives.

•

Home Forward strives to meet the MTW requirement of serving substantially the same
number of households as it would if it did not have MTW status.

•

Funds from the sale of real estate will be used only for the acquisition, development,
and/or preservation of real estate assets.

Budget Summary
A more detailed analysis of line item changes begins on page 12 and a more detailed
analysis of results by operating groups begins on page 18.
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Key Activities and Financial Highlights for FY2016
(Please note: numbers may differ slightly from source documents due to rounding)
Key activities planned for FY2016 include:
•

The Rent Assistance department plans to increase the Moving to Work voucher
utilization rate in FY 2016 from 94.7% to 96.3% Actual utilization rates have fallen
below planned levels due to lease up challenges resulting from Portland’s tight rental
market. To address this, Home Forward will increase the payment standard in all
nine designated payment standard neighborhoods to address the increase in local
rental prices and to increase housing opportunities throughout Multnomah County.
Home Forward intends to pull at least 600 households from the housing choice
voucher waitlist during the year. Additionally, the VASH voucher pool expanded
when Home Forward was awarded 86 new vouchers in October 2014.

•

Development will continue to provide development services to the four buildings
transferred to Home Forward Development Enterprises as part of the 85 Stories –
Phase One initiative. In FY 2016, these properties will be transferred to low income
housing tax credit limited partnerships and undergo major rehabilitation. In addition,
Home Forward will partner with Catholic Charities to develop a low income housing
tax credit property in Southeast Portland. This project is expected to begin
construction in September 2015.

•

Public housing will serve 1,320 households in 34 public housing properties given the
expected occupancy rate of 98%.

•

Properties asset managed by Home Forward will serve 4,338 households given the
expected average occupancy rate of 97%. Affordable, Home Forward-owned
properties, are expected to serve 2,159 households, Tax Credit limited partnerships
will serve 1,669 households and Special Needs properties will serve 524 households.

•

The Resident Services group will continue its support of former and new residents
associated with the Stephens Creek Crossing development and will continue to
provide support to residents of the 85 Stories properties during the development
phases of the project.

Financial highlights of the FY 2016 budget include:
•

Annual operating revenues will increase from $129.2 million to $135.0 million, an
increase of $5.8 million. This is mainly due to:
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o Proration increases for HUD funding for Housing Choice voucher. Proration
levels increased from 99.0% to 99.7% for Housing Choice vouchers yielding an
increase of $1.3 million.
o The addition of St Francis Apartments and Sequoia Square properties to the
affordable portfolio provide an additional $1.1 million in operating revenues. This
is offset by a $349 thousand budget reduction due to the delayed transition of
Gladstone Square from the tax credit portfolio.
o A $5.7 million increase in development fee income related to work on the 85
Stories properties, Stephens Creek Crossing, St Francis Park and Beech Street.
o A $1.1 million decrease in Other Revenue due to the ending of the Continuum of
Care program. Home Forward’s role in this program was to manage funding for
participating Continuum of Care organizations on an interim basis.
•

Annual operating expenses will increase from $126.0 million to $127.9 million, an
increase of $1.9 million. This is a result of:
o Home Forward is planning to increase voucher payment standards in FY 2016 to
reflect the challenging rental market that voucher holders face. Housing
Assistance Payments are expected to increase $1.4 million for Moving to Work
vouchers, $208 thousand relates to the award of 86 additional Veterans Assistance
Support Housing (VASH) vouchers and $117 thousand reflects increased costs
for Family Unification Program (FUP) vouchers.
o An $882 thousand increase in overall personnel expenses. Of this increase, $597
thousand is related to increased staffing in FY 2016, raising the Agency’s floor
wage to $15/hour and a projected compensation increases. Additional increases
relate to PERS benefits, a 5% increase in health benefits, and increases in
unemployment compensation.
o Other Tenant Services expense declines $1.1 million due to the ending of Home
Forward’s role distributing program funds to Continuum of Care organizations.
o A $407 thousand increase in depreciation expense largely related to the addition
of the two former tax credit properties offset by the delayed transition of
Gladstone Square from the tax credit portfolio.
o Other maintenance expenses will decrease $274 thousand primarily due the
completion of major maintenance projects at multiple affordable properties in FY
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2015 offset by the impact of transitioning former tax credit properties, Sequoia
Square and St Francis Apartments, into the affordable portfolio.
o Also to note, of the $127.9 million of operating expenses, $74.5 million represents
rent assistance payments made directly to landlords on behalf of Home Forward
participants. Backing out this activity, Home Forward’s operating expenses would
only be $53.4 million.
•

Based on the impact of items above, operating income will improve by $3.9 million from
an operating income of $3.3 million in FY 2015 to operating income of $7.1 million in
FY 2016.

•

Net other expenses will remain relatively flat at $2.9 million in FY16.

•

Net capital contributions decreases from $11.5 million to $1.9 million, a decrease of $9.6
million due to the completion of Stephens Creek Crossing in FY15.

•

The combined impact yields a $5.6 million decrease in net assets, going from $11.8
million in FY 2015 to $6.2 million in FY 2016.

Impact on Funding Flow
As noted in the Budget Principles section, the agency presents its budget in not only a GAAP
presentation but also in a funding flow format. The expectation of the funding flow is that Home
Forward Programs (excluding development) will break even for the fiscal year and that
development activities, will (at a minimum) break even over the course of the life of its various
projects.
A funding flow summary presented by operating group is presented below:
Operating
income (loss)
after overhead
Program Group
Rent assistance
Property management
Asset management
Resident services
Other
Subtotal
Development
Total Agency

Home Forward Board of Commissioners
March 2015

Non-reserve
funding flow
adjustments

Reserve
transfers-in to
fund current
activities

179,883
(2,343,822)
1,263,315
(121,921)
416,986
(605,559)

(40,148)
3,110,038
(831,857)
(69,400)
(178,579)
1,990,054

3,260,182
755,450
55,058
194,971
28,676
4,294,337

7,749,456

(8,342,669)

593,213

7,143,897

(6,352,615)

4,887,550

Additions to
reserves
(3,399,917)
(1,521,666)
(486,516)
(3,650)
(267,083)
(5,678,832)
(5,678,832)

Net funding
flow
-
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“Non-reserve funding flow adjustments” include add backs for depreciation, offsets for allocated
capital acquisitions and certain debt payments, property level reserves, and increases/decreases
related to the timing of affordable housing cash flows.
“Reserve transfers in” to fund current activities reflect the inflow of reserve funds to cover
current year expenses. This activity translates to a reduction of agency reserves.
“Additions to reserves” reflect the transfer of remaining operating income into reserve accounts.
Please note, the bracketed number in this column does not represent an outflow of agency cash
but rather an increase to agency reserves.
Net reserves are dedicated to the following identified purposes:
•

•
•

•
•

$1.5 million is related to asset repositioning fee obtained for the four 85 Stories
properties transitioning to low income housing tax credit partnerships and is reserved to
that capital preservation project.
$2.1 million of collected development fee revenue is transferred to reserves and used to
cover project costs that span multiple fiscal years.
As part of a ten year plan to ensure adequate reserve levels for Home Forward, $125
thousand will be directed to an agency level operating reserve and $300 thousand will be
directed to an agency level capital reserve.
Using single fund flexibility, $965 thousand will be drawn from HUD held reserves to
fund program activity in the rent assistance and public housing programs.
$65 thousand will remain with the associated business lines as business line level
reserves to address funding volatility

Staffing update
Home Forward staff provides services that are funded with both agency resources (Home
Forward legal entity) and resources from other legal entities, such as Home Forward
Development Enterprises and several tax credit partnerships. The breakout by funding resource
and the change in budgeted full time equivalents (FTEs) is:
Full-time Equivalents
Agency funded
Other legal entity funded
Total agency managed positions

FY 2015
252.0
40.9

FY 2016
258.7
36.7

292.9

295.4

Change
6.7
(4.2)
2.5

The major operational driver for the year over year FTE changes are 3.0 FTEs for Resident &
Community Service Coordinators to provide services previously delivered by third party
contractors.
Additionally, 2.8 FTE of resident services staff who were paid directly by the 85 Stories
properties in FY 2015 have transferred to Home Forward in anticipation of the properties
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transition to low income housing tax credits. The 85 Stories properties will continue to fund
these positions (indirectly) through tenant services fees paid to Home Forward.
Risks and Opportunities
As is the case every year, federal funding is determined by the level of congressional
appropriations. While we feel confident with the estimates for this fiscal year, Congress could
issue new legislation that impacts available funding.
In any given year, there is the potential for weather related incident/natural disaster that impacts
a majority of agency properties.
Development projects for St Francis Park and 85 Stories are at various stages of completion.
There is always the risk of delays in construction but we are confident in the historical success of
the Development team to monitor and manage projects to mitigate this risk.
In addition to seeking out innovative ways to utilize MTW flexibility, Home Forward’s
management will continue to focus on the short term and long term impact of agency operating
costs. This includes reviewing and modifying existing mission based business models to ensure
that the operating cost structure can be supported by the Agency’s anticipated revenue and still
achieve mission based outcomes.
In December 2013, Home Forward submitted a Rental Assistance Demonstration (RAD)
application to HUD for 860 public housing units located in twelve home Forward properties. Six
properties are the remaining properties from the 85 Stories initiative and six are additional
properties that could benefit from the RAD program. With the RAD program, Home Forward
would be allowed to convert units to either a Project-based Voucher or Project-based Rental
Assistance as well as utilize debt or other mixed finance opportunities to assist with necessary
capital improvements. In December 2014, Congress increased the cap on the number of units
eligible to participate in the RAD program sufficiently to include Home Forward’s application.
However, due to the volume of applications waiting for review, we do not expect to complete
any RAD conversions in FY 2016. In addition, Home Forward is considering transitioning the
remaining public housing properties to alternative funding sources.
Finally, Home Forward’s current MTW contract with HUD is set to expire on March 31, 2018.
Home Forward and the other MTW agencies are currently in negotiations with HUD to extend
the MTW program to 2028.
Conclusion
With the FY 2016 budget, we continue to direct resources towards completing initiatives
connected to our strategic operations plan. That plan was developed from specific goals adopted
in 2010 as part of Home Forward’s Strategic Directions, as well as our goals as an MTW agency
and outcomes established by our Board and our community.
Contained in the remaining pages are the details on Home Forward’s FY 2016 Budget. We
believe we have a sound budget approach and have made known the key principles and factors
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impacting operations. We have provided key accomplishments planned for the upcoming year.
We have provided a translation of results presented in a generally accepted accounting principle
based format to one of a funding flow, or simplified operating cash flow, format and we have
provided the risks and opportunities with our approach and overall results.
We have tried to be both conservative and realistic in our estimates of available federal funding
this year, however, federal funding can and will be volatile in the future. We will continue our
mission, to assure that the people of this community are sheltered, with the same passion and
dedication as ever, while we maintain a dual focus on the present and the future.
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Home Forward

Operating Statement
Dwelling Rental
Non-dwelling Rental
HUD Subsidies -Housing Assistance
HUD Subsidies -Admin Fee
HUD Subsidies -Public Housing
HUD Grants
Development Fee Revenue, Net
State, Local & Other Grants
Other Revenue
Total Operating Revenues
PH Subsidy Transfer
Housing Assistance Payments
Administrative Personnel Expense
Other Admin Expenses
Fees/overhead charged
Tenant Svcs Personnel Expense
Other Tenant Svcs Expenses
Program Expense
Maintenance Personnel Expense
Other Maintenance Expenses
Utilities
Total IA Expense
Depreciation
General
Total Operating Expenses
Operating Income (Loss)
Total Overhead Allocations

FY15 Budget

FY16 Budget

Increase/
(Decrease)

15,003,418
1,377,498
69,654,334
5,614,210
12,351,820
6,580,736
4,835,793
6,417,796
7,413,212

15,566,305
1,706,487
70,806,491
5,916,646
11,901,357
6,723,964
10,545,766
6,097,995
5,772,898

562,887
328,990
1,152,158
302,436
(450,462)
143,228
5,709,973
(319,801)
(1,640,314)

129,248,816

135,037,910

5,789,094

2,954,898
72,755,746
6,698,355
6,820,603
25,085
2,119,717
3,300,478
7,814,496
3,871,002
5,972,002
4,101,398
(257,342)
8,772,585
1,040,588

3,119,902
74,490,442
6,827,671
6,750,224
24,000
2,517,085
2,067,717
8,270,119
3,771,372
5,697,735
4,221,775
(184,519)
9,179,325
1,141,166

165,004
1,734,696
129,316
(70,379)
(1,085)
397,368
(1,232,761)
455,622
(99,629)
(274,267)
120,377
72,823
406,740
100,578

125,989,610

127,894,013

1,904,403

3,259,206

7,143,897

3,884,691

-

-

-

Operating Income (Loss) after Overhead
Investment Income
Interest Expense
Amortization
Gain (Loss) on Sale of Assets

3,259,206
270,327
(2,791,972)
(41,595)
(391,950)

7,143,897
233,721
(2,706,421)
(366,518)

3,884,691
(36,606)
85,551
41,595
25,432

Net Other Income (Expense)
HUD Nonoperating Contributions
Other Nonoperating Contributions

(2,955,190)
11,333,599
164,225

(2,839,218)
1,889,786
-

115,972
(9,443,814)
(164,225)

Net Capital Contributions

11,497,824

1,889,786

(9,608,038)

Increase/(Decrease in Net Assets

11,801,840

6,194,464

(5,607,376)

-

Funding Flow Analysis
Operating Income (Loss)

3,259,206

7,143,897

3,884,691

Funding Flow Adjustments

(3,259,206)

(7,143,897)

(3,884,691)

Net Funding Flow
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Line Item Analysis and Budget Assumptions
REVENUE
o

o

o

o

Dwelling Rental $15.6 million, $563 thousand greater than FY 2015 Budget


Affordable Housing - Dwelling Rental increases $360 thousand primarily due to property
transitions. Two low income housing tax credit properties, Sequoia Square and St. Francis
Apartments (collectively “Transitioning Tax Credit Properties”) transfer into Home
Forward’s affordable portfolio in FY 2016. Additionally, rental rates increase on average
by 3% which generates $451 thousand of additional revenue. These increases are offset by
the delayed transition of Gladstone Square, a low income housing tax credit property, into
the affordable portfolio and increased utilization of tenant based rent assistance vouchers.



Public Housing – Dwelling Rental increases $203 thousand primarily due to the continuing
impact of rent reform.

Non-dwelling Rental $1.7 million, $329 thousand greater than FY 2015 Budget


Non-dwelling rental includes commercial rents, payments received from special needs
master leased properties, land lease revenue, cell tower revenues, and parking revenue.



Transitioning Tax Credit Properties increase Commercial Rental Income $129 thousand,
and Parking Revenue $15 thousand. Commercial Communications Revenue increases $159
thousand primarily due to transitioning cell tower revenue from the 85 Stories properties to
Home Forward.

HUD Subsidies - Housing Assistance $70.8 million, $1.2 million greater than FY 2015
Budget


HUD’s Housing Choice Voucher proration is budgeted to increase to 99.7% in FY 2016
from 99.0% in FY 2015. This proration rate is consistent with the actual proration rate for
FY 2015 and equates to a $1.3 million increase in funding.



VASH voucher funding increases $273 thousand and Family Unification Vouchers
increase $11 thousand due to additional funding for 86 new VASH vouchers.



Housing Choice Voucher Family Self-Sufficiency funding of $426 thousand has been
reclassified from HUD Subsidies – Housing Assistance to HUD Grants

HUD Subsidies – Administrative Fees $5.9 million, $302 thousand greater than FY 2015
Budget


o

Administrative fees for HUD Housing Assistance are based on published rates and assume
Home Forward's funding proration will be unchanged at 75% in FY 2015.

HUD Subsidies - Public Housing $11.9 million, $450 thousand less than FY 2015 Budget


Budget assumes that Operating Subsidy’s proration will be unchanged at 83% in FY 2016.



Operating Subsidy revenue decreases $760 thousand due to expected reductions in Asset
Repositioning Fee revenue generated from the conversion of the 85 Stories - Phase 1
properties from Public Housing subsidy to Housing Choice Voucher subsidy. This decrease
is partially offset by a $143 thousand increase in normal Operating Subsidy.



Stephens Creek Crossing units will become eligible for a full year of Operating Subsidy in
FY 2016 generating $167 thousand in additional revenue.
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o

o

HUD Grants $6.7 million, $143 thousand greater than FY 2015 Budget


Capital Fund revenue reported in operations increases $64 thousand primarily due to
increases in costs estimates for the Capital Needs Assessment and Asbestos Abatement
operating expenses.



Family and Supportive Services (FSS) funding increases $426 thousand due to the
reclassification of Housing Choice Voucher Family Self-Sufficiency funding from Housing
Subsidies – Housing Assistance. Traditional FSS funding decreased $82 thousand.



HOPE VI grant revenue decreases $311 thousand, due to the end of HOPE VI funding for
Stephens Creek Crossing’s development activities.

Development Fee Revenue $10.5 million, $5.7 million greater than FY 2015 Budget


o

FY 2016 Developer Fee is earned for the following Projects:
− 85 Stories – Phase 1:
$ 3.8 million
− 85 Stories – Phase 2:
$ 4.3 million
− Stephens Creek Crossing:
$ 1.6 million
− St Francis Park:
$525 thousand
− Beech Street:
$300 thousand

State, Local & Other Grants $6.1 million, $320 thousand less than FY 2015 Budget
Grants consist of:
Short-term Rent Assistance
Emergency Food & Shelter
City of Portland
Multnomah County
Homeless Family System of Care
City of Gresham
United Way
PILOT Revenue
Short-term Rent Assistance Total
Housing Works Grant
Medicaid
Multnomah County - Youth Programs
City of Portland – Bud Clark
City of Portland – Landlord Guarantee
Urban Institute
Other
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FY 2015

(in thousands)
FY 2016

$

$

150
1,834
2,604
$
5
103
243
$ 4,939
482
294
206
238
85
77
97
$ 6,418

150
1,801
1,253
$ 1,134
5
90
194
$ 4,627
448
417
206
247
71
0
82
$ 6,098

Change
$

(33)
(1,351)
1,134
0
(13)
(49)
$ (312)
(34)
123
0
9
(14)
(77)
(15)
$ (320)
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o

Other Revenue $5.8 million, $1.6 million less than FY 2015 Budget
Other Revenue consists of:
Portability Revenue
Continuum of Care
Property related income – AM
Property related income – PM
85 Stories - Phase 1 Contribution
Property related income – RS
Fraud/Bad Debt Recovery
Other

FY 2015
$
3,078
1,128
1,002
1,446
480
157
53
69
$
7,413

(in thousands)
FY 2016
$ 2,310
1,203
1,416
495
230
91
28
$ 5,773

Change
$ (768)
(1,128)
201
(30)
15
73
38
(41)
$ (1,640)

EXPENSE
o

PH Subsidy Transfer $3.1 million, $165 thousand greater than FY 2015 Budget


o

PH Subsidy Transfer increases $165 thousand primarily due to Stephens Creek Crossing
units becoming eligible for Operating Subsidy for a full year.

Housing Assistance Payments $74.5 million, $1.7 million greater than FY 2015 Budget
FY 2015

(in thousands)
FY 2016

Change

Housing Assistance Payments
Section 8 Tenant and Project Based Vouchers
Section 8 Mod Rehab/Single Room
Occupancy
Section 8 Veterans Assistance Supportive
Housing (VASH)
Section 8 Family Unification Program (FUP)
Section 8 proceeds utilized for Local Blended
Subsidy
Shelter + Care
Action for Prosperity/WSI Rent Assistance
(MTW Initiative - reserve funded)
Landlord Guarantee/Incentive
(MTW Initiative - reserve funded)
Short Term Rent Assistance
(MTW Initiative - reserve funded)
Short Term Rent Assistance
(Local Jurisdictions funded)
Short Term Rent Assistance
(Homeless Families System of Care Grant)
Other Rent Assistance
Total Rent Assistance Provided
Accounting Elimination - Home Forward
Affordable Units Occupied by Voucher Holders
Total Rent Assistance Budgeted
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$ 59,567

$ 61,011

$ 1,444

2,640

2,775

135

2,234

2,442

208

793

910

117

1,205

1,279

74

3,609

3,798

189

248

246

(2)

30

0

(30)

755

921

166

4,378

3,301

(1,077)

0

1,114

1,114

60
$ 75,519

62
$ 77,859

2
$ 2,340

(2,763)
$ 72,756

(3,369)
$ 74,490

(606)
$ 1,734

105



o

Housing Assistance Payment expense increases $1.7 million primarily due to:
− Moving to Work voucher expense increases $1.4 million due to average cost per
voucher increasing $24 to $599 per month.
− Veterans Assistance Supportive Housing (VASH) voucher expenses increase $208
thousand and Family Unification Program (FUP) voucher expenses increase $117
thousand primarily due to additional vouchers leased and payment standard increases.

Personnel Expense $21.4 million, $882 thousand greater than FY 2015 Budget

Administrative
Program
Tenant Services
Maintenance
Total Personnel Expense

o

o

Change
$
129
456
397
(100)
$
882



Total FTEs for agency funded positions in FY 2016 are budgeted at 259.7. An additional
36.7 FTE are funded directly from tax credit limited partnerships and the 85 Stories - Phase
1 properties projects. Combined FTE are 295.4 FTE, a 2.5 FTE increase from FY 2015
Budget.



Salary and wages increase $597 thousand due to increasing the Agency wage floor to
$15/hour, staffing in FY 2016, and projected compensation increases.



Other employee compensation increases $286 thousand. Other employee compensation
includes PERS expense, employee medical and dental insurance, taxes, worker’s
compensation and unemployment insurance.

Other Administrative Expense $6.7 million, $70 thousand less than FY 2015 Budget


Affordable Housing portfolio increases $191 thousand primarily due to the Transitioning
Tax Credit Properties joining Home Forward’s affordable portfolio in FY 2016 offset by
budget reductions at the Fairview Oaks and Rockwood Station properties and the delayed
transition of Gladstone Square to the Affordable portfolio.



Information technology expenses decrease $371 thousand due to Agency reinstating its
information technology plan which calls for a four year replacement cycle for staff
computer equipment. FY 2015 information technology budgets had been temporarily
increased to bring the Agency back on track with this plan.

Other Tenant Services Expenses $2.1 million, $1.2 million less than FY 2015 Budget


o

FY 2015
$ 6,699
7,814
2,120
3,871
$ 20,504

(in thousands)
FY 2016
$
6,828
8,270
2,517
3,771
$ 21,386

Discontinuation of the Continuum of Care program decreases Other Tenant Services $1.1
million.

Other Maintenance Expenses $5.7 million, $274 thousand less than FY 2015 Budget


Affordable Housing portfolio decreases $334 thousand due to completion of several major
maintenance projects within the portfolio, including roof repairs at Unthank Plaza and
painting at The Yards offset by the Transitioning Tax Credit Properties joining Home
Forward’s affordable portfolio in FY 2016.
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o

o

Utilities $4.2 million, $120 thousand greater than FY 2015 Budget


Affordable Housing portfolio increases $58 thousand primarily due to the Transitioning
Tax Credit Properties joining Home Forward’s affordable portfolio in FY 2016 offset by
the delayed transition of Gladstone Square to the Affordable portfolio.



Public Housing portfolio increases $62 thousand based on projected rate increases from the
utility companies.

Total Inter Agency (IA) Expense ($185 thousand), $73 thousand decrease in capitalized
labor compared to FY 2015 Budget


o

o

Public Housing portfolio increases $90 thousand primarily due to increased cost estimates
for the Capital Needs Assessment and asbestos abatement.

This credit represents the cost of labor associated with capital projects that will be moved
to work in progress and capitalized as part of property improvements on the Agency
balance sheet.

Depreciation $9.2 million, $407 thousand greater than FY 2015 Budget


Depreciation expense increases $646 thousand in the Affordable portfolio primarily due to
the Transitioning Tax Credit properties joining Home Forward’s affordable portfolio in FY
2016 offset by the delayed transition of Gladstone Square to the Affordable portfolio.



Depreciation expense decreases $204 thousand in the Public Housing portfolio primarily
due to a number of assets being fully depreciated in FY 2015

General $1.1 million, $100 thousand greater than FY 2015 Budget


Increased General expense is driven primarily by increased insurance costs at the Fairview
Oaks and Rockwood Station affordable properties of $100 thousand.

NET OTHER INCOME (EXPENSE)
o

o

Investment Income $234 thousand, $37 thousand less than FY 2015 Budget


Property refinancings in the Affordable portfolio decrease investment earnings from Bond
Reserve accounts by $49 thousand offset by investment earnings generated by the Notes
Receivable associated with the Stephens Creek Crossing Children Center of $31 thousand.



Home Forward reserve investment earnings are projected to increase $11 thousand in
keeping with current returns.

Interest Expense $2.7 million, $86 thousand less than FY 2015 Budget


o

Transitioning Tax Credit properties to the Affordable portfolio increase interest expense
$189 thousand offset by the delayed transition of Gladstone Square of $51 thousand and
the impact of the transition of Hamilton West and Kafoury Commons into the Affordable
Portfolio in 2014 of $115 thousand.

Gain (Loss) on Sale of Assets ($367 thousand), ($25 thousand) less than FY 2015 Budget


The budgeted loss on sale of assets represents reductions in the “book” value of assets
reported when undepreciated assets are replaced during renovation activities.

NET CAPITAL CONTRIBUTIONS
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o

HUD Non-operating Contributions $1.9 million, $9.4 million less than FY 2015 Budget
Change
FY 2015
FY 2016
(in thousands)
HOPE VI – Stephens Creek Crossing
$ 6,304
$
0
($ 6,304)
85 Stories - Phase 1 (HFDE)
3,888
0
(3,888)
PH Capital Fund – Cap Fund Bond Pymt
522
514
(8)
PH Capital Fund – Capital Improvements
620
1,376
755
$ 11,334
$ 1,890
($ 9,444)

o

Other Non-operating Contributions $0 thousand, $164 thousand less than FY 2015
Budget


FY 2015 Budgeted Other Non-operating contributions included $164 thousand from
Oregon Housing and Community Services for Stephens Creek Crossing.

Home Forward Board of Commissioners
March 2015

108

Home Forward
Fiscal Year 2016 Operating Statement by Operating Group

Operating Statement

Rent
Assistance

Property
Management

Asset
Management

Resident
Services

Development

Real Estate
Finance

Administration

Reserves

Elimination

Home
Forward
Total

Dwelling Rental
Non-dwelling Rental
HUD Subsidies -Housing Assistance
HUD Subsidies -Admin Fee
HUD Subsidies -Public Housing
HUD Grants
Development Fee Revenue, Net
State, Local & Other Grants
Other Revenue
Total IA Revenue

68,240,795
5,916,646
54,711
4,733,297
5,199,054
2,402,100
101,876

3,086,140
158,772
225,636
11,559,136
903,457
1,918,397
982,210

15,648,165
1,244,817
2,565,696
318,457
28,600
776,936
605,339

35,692
287,511
1,087,210
870,341
795,027
(886,571)

10,545,766
91,277

267,207
-

420,506
20,798

-

(3,168,000)
(420,506)
(225,636)
(318,457)
(119,563)
(914,929)

15,566,305
1,706,487
70,806,491
5,916,646
11,901,357
6,723,964
10,545,766
6,097,995
5,772,898
-

Total Operating Revenues
PH Subsidy Transfer
Housing Assistance Payments
Administrative Personnel Expense
Other Admin Expenses
Fees/overhead charged
Tenant Svcs Personnel Expense
Other Tenant Svcs Expenses
Program Expense
Maintenance Personnel Expense
Other Maintenance Expenses
Utilities
Total IA Expense
Depreciation
General

86,648,479
77,859,262
808,627
577,641
320,911
808,379
169,233
3,666,086
234,716
3,212
16,306

18,833,748
3,438,359
377,111
519,949
31,790
101,045
82,527
2,355,786
3,616,458
1,468,149
1,780,229
1,102,553
3,206,086
384,584

21,188,011
24,816
214,057
3,550,250
19,739
9,816
740,148
154,915
4,183,770
2,347,411
1,247,323
5,560,979
644,529

2,189,211
142,206
138,532
1,452,529
1,747,991
276,682
(1,267,708)
15,935

10,637,043
297,299
105,190
72,066
155,132
300
1,127,428
44,998
123,021
21

267,207
6,700
100

441,304
4,988,371
1,891,130
(0)
57,850
103,989
121,831
98,515
(631,472)
340,498
79,692

-

(5,167,092)
(318,457)
(3,393,636)
(39,168)
(420,506)
(76,015)
(4,380)
(914,929)
(54,472)
-

135,037,910
3,119,902
74,490,442
6,827,671
6,750,224
24,000
2,517,085
2,067,717
8,270,119
3,771,372
5,697,735
4,221,775
(184,519)
9,179,325
1,141,166

Total Operating Expenses

84,464,373

18,464,627

18,697,752

2,506,167

1,925,454

6,800

7,050,403

-

(5,221,564)

127,894,013

2,184,106

369,121

2,490,258

8,711,589

260,407

(6,609,099)

-

Operating Income (Loss)
Total Overhead Allocations
Operating Income (Loss) after Overhead
Reserve Funding

2,004,223
179,883

(316,957)

-

(6,711,206)

2,712,942

1,226,944

(195,036)

962,133

1,263,315

(121,921)

7,749,456

260,407
(267,083)

22,000

3,026,360

-

(6,676)

124,107

3,026,360

54,472

7,143,897

-

233,721
(2,706,421)
(366,518)

-

(2,839,218)
1,889,786
-

-

1,889,786

102,107

-

-

-

54,472

(349,432)

(1,521,666)

55,058

194,971

(1,160,209)

(3,865,488)

1,318,373

73,050

6,589,247

Investment Income
Interest Expense
Gain (Loss) on Sale of Assets

(1,304)
-

1,377
(75,093)
(242,743)

124,015
(2,323,480)
(123,775)

-

(28,560)
-

9,178
(146,155)
-

99,151
(131,829)
-

Net Other Income (Expense)
HUD Nonoperating Contributions
Other Nonoperating Contributions
Reserve Funded Capital Contributions

(1,304)
-

(316,459)
1,375,464
-

(2,323,240)
3,529,999

-

(28,560)
-

(136,977)
514,322
-

(32,678)
-

(3,529,999)

-

1,375,464

3,529,999

-

-

514,322

-

(3,529,999)

-

-

Net Capital Contributions
Other Equity Changes
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-

7,143,897

(2,343,822)

(169,549)

Operating Income (Loss) after Reserve Funding

54,472

-

-

-

-

-

-

7,143,897
-

-

-
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Home Forward
Fiscal Year 2016 Operating Statement by Operating Group
Rent
Assistance
Operating Income (Loss) after Overhead

179,883

Property
Management
(2,343,822)

Real Estate Portfolio
Affordable Housing Properties Operating Activity
Revenue from Properties to Home Forward
Unrestricted Cash to HAP
Net Replacement Reserve Activity (New Market West)
Net Replacement Reserve Activity (Special Needs)

-

-

Developer Fee - Impact to Funding Flow
Developer Fee Revenue
Developer Fee - Cash to HAP(Net)

-

-

Financing/Investment Activity
Investment Income - Unrestricted
Principal & Interest - Special Needs
Principal & Interest - New Market West

-

1,150
-

Capital Acquisitions
IT Equipment and Software
Fleet Vehicle

(57,411)
(8,753)

Non-Cash Operating Activity
Depreciation Expense

26,017

(102,847)
(15,680)

3,227,414

Asset
Management

Resident
Services

1,263,315

(121,921)

(3,693,653)
(263,938)
2,347,247
(61,284)

(600,392)
545,129
-

-

(111,353)
-

(5,709)
(870)

957,704

-

Development

Real Estate
Finance

7,749,456
-

(10,545,766)
2,082,504

Administration

Reserves

Elimination

Home
Forward
Total

260,407

102,107

-

54,472

7,143,897

(132,119)
132,119
-

(98,400)
-

-

-

(3,693,653)
(996,449)
3,024,495
(98,400)
(61,284)

-

-

-

(10,545,766)
2,082,504

-

-

1,150
(111,353)
(298,371)

-

-

(196,778)
(30,000)

-

-

-

-

(298,371)

(18,665)
(2,846)

(12,146)
(1,852)

-

7,373

134,591

-

272,664

-

(54,472)

4,571,291

-

22,000
-

-

-

1,749,288
1,343,198
965,145
(2,056,719)
(1,343,198)

-

-

-

(1,521,666)
(134,874)
97,820

6,676

-

-

-

(300,000)
(118,324)

-

-

-

-

(61,516)
(3,650)
593,213

-

-

-

-

-

Operating Activity Funded by Cash Reserves
MIF Initiative Reserve Activity
MTW Special Initiates Fund
MTW - Local Blended Subsidy (LBS)
MTW - Single Fund Flexibility
(Excess)/Deficit Section 8
Excess Section 8 - LBS

1,707,288
1,343,198
209,696
(2,056,719)
(1,343,198)

755,450
-

-

20,000
-

-

55,058

174,971

-

Other MTW Reserve Activity
Towers Asset Repositioning Fee
Cell Tower Revenue Reserve
Tax Credit Support Services

-

Special Purpose Reserve Activity
Affordable Portfolio Reserve
Agency Operating Reserve

-

-

(300,000)
(125,000)

-

Department Reserve Activity
Rent Assistance
Property Management
Asset Management
Resident Services
Development and Community Revitalization

-

-

(61,516)
-

(3,650)
-

-

-

-

-

Funding Source or (Shortfall)

(1,521,666)
-

(134,874)
(132,209)

-

593,213
-

-

Home Forward
Fiscal Year 2016 Full-Time Equivalent Changes by Operating Group
Rent
Assistance
FY 2016 Budgeted FTE
FY 2015 Budgeted FTE
Changes
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Property
Management

Asset
Management

Resident
Services

73.0
72.8

86.7
86.1

9.4
10.3

26.3
21.2

15.0
14.1

-

48.4
47.6

258.7
252.0

0.2

0.6

(0.9)

5.1

0.9

-

0.8

6.6

Development

Real Estate
Finance

Administration

Agency
Funded

Limited
Partnerships
36.7
40.9
(4.2)

Agency
Managed
295.4
292.9
2.5
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FY16 Budget Commentary
Rent Assistance

In alignment with Strategic Operating Plan Goal #1, the Rent Assistance department is
focused on increasing households served through our various forms of rent assistance.
Housing Choice Vouchers are expected to increase from 95% to 95.5% utilization during FY
2016. Adjusting voucher payment standards to more closely mirror market conditions will
give Section 8 participants greater access to more areas within the county.
The department will continue to maintain a high level of accuracy and customer service
despite expecting only 75% of the administrative dollars necessary to administer complex
programs.
The GOALs program will continue to serve approximately 400 households. A Housing
Works grant provided by the U.S. Department of Labor in partnership with Worksystems,
Inc. will provide training and employment opportunities for our participants. Increased
investment in work-focused households in conjunction with Rent Reform is expected to help
offset costs from rising market rents as higher household incomes will permit larger
contributions towards rent as families move towards self-sufficiency. The Family SelfSufficiency grant provides funding for eight GOALS staff. Housing Works grant provides
funding for five staff.
We anticipate that Home Forward will be funded at $608 per voucher in FY16 and we
anticipate spending an average of $599 per voucher. Through ongoing investment in the
Short Term Rent Assistance system and programs like Housing Works and the Alder School
initiative, we are able to assist more households while leveraging our rent assistance
resources with valuable service, education and employment funding.
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o Key Assumptions:
 Housing Choice Voucher Assistance funding is expected to increase $1.54 million in FY
2016 due to an increased level of proration (99.7% in FY 2016 and 99% FY 2015) and an
additional award of 86 VASH vouchers.
 Housing Choice Voucher Administrative Fees are increasing by $264 thousand for FY15
primarily due to increased voucher utilization in the VASH program and higher admin
fee rates.
 $ 3.4 million of MTW funding is estimated to be available for other Moving to Work
activities.

MTW
VASH
FUP
HCV Average

Funding per Unit
Month
$620
$459
$670

Cost per Unit
Month
$599
$549
$791

$608

$599

o Major Programs/Initiatives/Activities and estimated budget impact
 Moving to Work Initiative funded (MIF) expenses increased from $2.8 million to $ 2.95
million and will continue to strengthen short-term rental supports and other initiatives,
particularly for work-focused households. This is due primarily to:
- $117 thousand increase in MIF Short Term Rent Assistance
- $110 thousand required to backfill funding shortfall for Family Unification Program
- $53 thousand decrease in fund usage for Aging in Place program
- $31 thousand decrease due to elimination of Landlord Guarantee Fund
o Causes of Year over Year change for major revenue/expense fluctuations
 Operating Revenue is decreasing $275 thousand over FY 2015 Budget due to:
-

HUD Subsidies - Housing Assistance increases $1.6 million primarily due to:
 $980 million increase in Housing Choice voucher funding as proration moves
from 99% to 99.7%
 VASH vouchers generate an additional $558 thousand in funding due to an
additional 86 vouchers awarded in Oct 2014;

-

HUD Subsidies - Management Fees funding inflates by 2.9% from FY 2015 to FY
2016, generating $302 thousand in additional revenue for Housing Choice Voucher
and SRO/Moderate Rehab programs.
Port-In revenue is decreasing by $730 thousand as we will be absorbing port-ins into
our voucher program in order to increase voucher utilization.
State, Local and Other Grants decrease $346 thousand. This difference is due
primarily to excess funding budgeted in Fiscal Year 2015 due to uneven spending
during the grant year ended June 30, 2014. The reductions in grant funds available
for FY16 are offset by reduced costs. It is important to note that there is not any
material change in anticipated grant awards.

-
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-



Other Revenue decreases $1.13 million due to elimination of Continuum of Care
participation and reduction in a decrease in the number of Housing Choice Voucher
port-ins administered.
Operating Expense is increasing $1.36 million over FY 2016 due to:
- Housing Assistance Payment expense increases $2.47 million due primarily to the
following changes:
⋅ $2.24 million Moving to Work housing assistance
⋅ $230 thousand Homelessness Initiatives
⋅ $190 thousand Veterans VASH
⋅ $170 thousand Short Term Rent Assistance
⋅ $130 thousand in SRO/Moderate Rehab
⋅ $100 thousand Family Unification Program

⋅
-

Offset by reductions in the following programs:
$720 thousand for Port-Ins

Projected Moving to Work voucher lease-up assumes voucher utilization rates will
gradually increase from 94.7% forecasted for FY 2015 to 96.3% for FY2016.
Tenant Services expenses decreases by $1.2 million due to removal of the
administration of the Continuum of Care program for outside local agencies.

o Major Funding Flow Adjustments


Housing Assistance will generate $3.4 million of excess funding available for other
Moving to Work activities, a $1.1 million decrease from FY 2015. Funding will be
transferred from Operating Income to the Moving to Work Reserve.



Moving to Work Initiative programs will use $2.95 million from the Moving to Work
Reserve, a $143 thousand increase from FY 2015.



Moving to Work Single Fund Flexibility used $913 thousand from the Moving to Work
Reserve.
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FY16 Budget Commentary
Property Management

As Property Management’s housing portfolio diversifies, we are changing our business model from
traditional public housing management to integrated property management. We continue to develop
better procedures and tools to maintain and preserve our housing and support our residents with
fewer resources.
Property Management Department’s budget includes activity for 34 traditional Public Housing
properties, operating subsidy revenue and expense for all mixed-finance Public Housing units, and
property management departmental costs.
In addition to Public Housing properties, Property
Management also manages the operation of mixed finance properties such as Bud Clark Commons,
Stephens Creek Crossing, Humboldt Gardens and the 85 Stories – Phase 1 properties. The operating
activity for these properties is reported outside the Property Management budget.
In Fiscal Year 2016, Property Management will continue to develop our business model and support
the goals of Home Forward’s Strategic Operations Plan. Property Management will implement year
four of rent reform, support 85 Stories- Phase I by providing Asset Reposition Fee (ARF) to the
construction project, and focus on operating the groups as tax credit buildings. Property
Management will also evaluate how best to integrate maintenance, property management,
inspections and services with the goal of decreasing maintenance costs and turnover time.
o Key Assumptions
 Operating Subsidy is budgeted at 83% proration. The estimated full eligibility per unit/ per
month is $491 dollars; prorated it is $408 per unit month.
 Households Served – occupancy is assumed at 98%.
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FTEs – net increase of .6 FTE which includes:
- Decreases:
 1.8 FTE in Temporary Painters
- Increases:
 .15 FTE add from reclassification of budget Resident Specialist position to Intern.
 .20 FTE add to current REO Specialist position
 .21 FTE transfer of Property Manager II and Property Manager from 85 StoresPhase I
 .63 FTE add of Property Management positions from reclassification and
reorganization of positions
 1 FTE transfer of a Resident Specialist from 85 Stories- Phase I

Major Programs/Initiatives/Activities and estimated budget impact
 The Green Physical Needs Assessment project is budgeted at $295 thousand and is funded
by the Capital Fund grant. This was budgeted last fiscal year but has been on hold awaiting
a final rule from HUD
 Property Management staff will support the conversion, planning and construction stage of
85 Stories- Phase I.
 Continue to assess property management operations and develop strategies to achieve a
sustainable business model. This plan is intentionally aligned with the agency’s Strategic
Goal 4, Priority Initiative 1: Assess critical functions and operations to determine the most
sustainable and strategic business model for Home Forward in the coming years, in order to
best fulfil our mission.
-

Cause of Year over Year change for major revenue/expense fluctuations
 Operating Revenue shows a decrease of $85 thousand compared to the FY 2015 Budget.
There are a number of variables contributing to this change:
- Dwelling Rental increased $203 thousand attributed to the continuing impact of rent
reform and the implementation of minimum rents.
- HUD Grants increased $63 thousand. Non-capitalized projects planned for FY 2016 are
the Capital Needs Assessment, asbestos remediation projects and plumbing replacement
at Tamarack with each having a slight increase from last fiscal year.
- HUD Subsidies decrease $392 thousand. The decrease is primarily due to an expected
$740 million reduction in Asset Repositioning Fee funding intended for the 85 Stories –
Phase I construction budget offset by a $313 thousand increase in normal operating
subsidy funding.
- Other Revenue decreased $11 thousand due to:
 Property management fee revenue increases $77 thousand primarily due to reporting
Bud Clark Commons fee revenue.
 CORE Fee Revenue decreases $111 thousand due to a reduction of CORE services
at 85 Stories- Phase I properties during the construction phase.
 Operating Expense shows an increase of $380 thousand compared to the FY 2015 Budget:
- Public Housing Subsidy Transfer increases $174 thousand largely due to providing a full
year’s subsidy to Stephen’s Creek Crossing.
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-

-

-

-

Personnel expenses increase $228 thousand primarily due to a position transferring from
HFDE and other staffing adjustments of $66 thousand, a budget correction related to the
FY 2015 Budget of $59 thousand, positions reclassified during agency reorganizations of
$57 thousand, raising the floor wage for all Home Forward employees to $15/hour of $28
thousand and a $14 thousand increase in temporary help.
Depreciation decreased $204 thousand due to of number of assets being fully depreciated
in 2015
Other Administrative expense decreased $40 thousand with the transfer of half the cost of
the Gresham Police contract to the Affordable portfolio. This decrease was offset by a
$9 thousand increase in courtesy patrol contracts.
Utility expense increases $62 thousand, a 4% increase. Expenses were forecasted using
projected rate increases from the utilities companies and current actuals.
Other Maintenance Costs increased $90 thousand. Increased costs associated with the
Capital Needs Assessment, asbestos abatement and turnover improvements of $60
thousand are funded from the capital grant program. Other increases include additional
improvements made at turnover and landscaping contracts.
IA Expense increased $27 thousand which includes increases in accounting and finance
staff and resident services grant expense.
General Expenses increased $23 thousand for bad debt expense. Bad debt had not
previously been budgeted; this is a change in policy.



Overhead Allocations decreased $131 thousand.
Information and Technology costs.

The decrease is mainly due to FY15



Gain (Loss) on Sale of Assets increased $110 thousand due to the timing of planned capital
projects and to a number of public housing buildings that have been fully depreciated.

Changes in Reserve Funding


Draws from Reserves decreased $158 thousand budget to budget. The reduction is due to
decreased overhead costs. For FY 2015 Property Management is performing better than
budget due to increased Operating Subsidy Revenue and is expected to breaking even or
close to it. The improved funding level eliminated the need to draw down $900 thousand
from reserves in FY 2015.



Contributions to Reserves changed $740 thousand budget to budget, due to the scheduled
reduction of Asset Reposition Fee (ARF) funding reserved for 85 Stories - Phase I.
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FY16 Budget Commentary
Asset Management

The Asset Management group is responsible for overseeing the performance of the Affordable
Housing (AH) portfolio. That portfolio includes 44 properties with 4,500 units throughout Multnomah
County financed by private debt, public debt, and tax credits. The summary data below is for
properties owned by Home Forward, which includes the master-leased Portfolio (519 units in 34
properties). It does not include any tax credit partnerships, except for the unrestricted cash that is
generated by the tax credit properties that flows back to Home Forward.
Asset Management is a major contributor of revenue to the agency through cash flow from mature
properties. The major challenge for the affordable housing portfolio in the upcoming year is balancing
the agency’s need for cash flow while completing much needed capital improvements at a number of
aging sites.
o Key Assumptions
 Tax Credit Conversions/Property Sales.
− Addition Tax Credit Conversion St. Francis
− Addition Tax Credit Conversion Sequoia Square
Total of




132 Units
62 Units
194 Units

Gladstone Square (48 units) was scheduled to convert in FY 15 but will likely not convert
until FY 17.
Changes in Staffing – A net subtraction of 0.9 FTE due primarily to the following staffing
changes:
− 0.7 FTE reduction for a Resident Services Coordinator that was not refilled in FY 16.
− 0.2 FTE reduction for maintenance staff that were utilized at other properties.
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o Major Programs/Initiatives/Activities and estimated budget impact
 Significant capital work will occur ($6.4 million) at Fairview, Unthank Plaza, Madrona and
other properties. Renovations will be funded by the sale of St. Johns Woods ($3.5 million),
property operating funds $(1.5 million), property reserves ($1.0) million and other sources
($400 thousand).
o Cause of Year over Year change for major revenue/expense fluctuations
 Operating Revenue- A number of factors contributes to the current Operating Revenue
increase of $1.6 million, including:
− The addition of two Transitioning Tax Credit Properties - $1.1 million
 St. Francis - $936 thousand
 Sequoia Square - $132 thousand
-

-



The loss of $348 thousand in revenue due to the delay of the Tax Credit Conversion of
Gladstone Square.
Tenant rents are being increased to allowable limits to ensure property profitability while
still maintaining unit affordability. Affordability is determined by the most restrictive
covenant that applies to each unit and property. The combination of a 3% rent increase
and payment standard increases results in a $451 thousand increase for dwelling rental.
The marketplace is experiencing an all-time occupancy high and rents are increasingly
accordingly. The average budgeted occupancy is 97 % (consistent with actual property
performance).

Operating Expenses increase by $662 thousand in FY 2016. Of this, $646 thousand is
depreciation.
− The factors that contribute to an increase in expenses include:
 The addition of two Transitioning Tax Credit properties ($1.2 million)
⋅
St. Francis - $1.0 million ($488 thousand in depreciation)
⋅
Sequoia Square - $112 thousand (no depreciation)
 A decrease in expenditures for the delay of Tax Credit Conversions
Gladstone Square - $411 thousand ($149 thousand in depreciation)
− Other notable expense trends include:
 $99 thousand reduction in depreciation expense for the Special Need property, James
Hawthorne, due to completion of the depreciation cycle for this property.
 $304 thousand in budgeted decreases for work done in FY 15: including a roof at
Unthank ($265 thousand), painting at The Yards ($135 thousand). These decreases
are offset by a new roof and other repairs at Dawson Park ($80 thousand)
 A $100 thousand increase for insurance and other general expenses at Fairview ($68
thousand) and Rockwood ($32 thousand).
 A $94 thousand increase for maintenance projects at Pearl Court ($30 thousand),
Hamilton West ($47 thousand) and Gretchen Kafoury ($17 thousand)
 Overhead increase of $82 thousand.
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o Major Funding Flow Adjustments
 To align with organizational changes, unrestricted cash from the Support Services properties
was moved to Resident Services ($545 thousand in FY 16).
 Unrestricted Cash to the Agency is expected to be $2.3 million, $200 thousand less than FY
2015. The decrease in cash results from increased needs at various properties.
 The funding of a Real Estate Capital Reserve ($300 thousand) is part of a ten year plan to
address capital needs within the Affordable Portfolio.
 A draw from reserves of $55 thousand to support activity at Trenton Commercial (New
Columbia)
 The funding of an Agency Operating Reserve ($125 thousand) is also part of a ten year plan to
address adequate funding for unforeseen Agency level operating reserves.
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FY16 Budget Commentary
Resident Services

In Fiscal Year 2016, Resident Services staff will advance the mission of Home Forward by
providing core service coordination at family properties and at the high rises for seniors and people
with disabilities. We will be active and collaborative partners with residents and site staff,
strengthening connections through the use of the Community Compact, delivering grant funded
programming and infusing data-driven decision making into operational practice.
In support of the Strategic Operations Plan, Resident Services will work on several agency
initiatives. Work will be done to finalize the alignment of FSS programming for shared data
collection and outcomes. The Resident Services team will continue to utilize a duel-generational
approach to working holistically with the entire family to make progress toward their goals of
social, emotional, academic and economic success. Resident Services will also align practices with
early childhood strategies identified by the Program Director of Education and Youth Initiatives.
Aging at Home will strengthen existing services and facilitate program expansion with Congregate
Housing Services Program (CHSP) and Housing with Services under the leadership of the Program
Director, and Supportive Housing. Finally, the Resident Engagement and Neighbor to Neighbor
Initiatives will review the grant process and propose next steps.
This summary includes the services budgets for Home Forward’s three HOPE VI developments
(Humboldt Gardens, Stephens Creek Crossing and New Columbia), Bud Clark Commons, 85
Stories- Phase I and program and services to residents at traditional affordable housing and public
housing properties.
o Key Assumptions


Resident Services staffing will see 5.1 FTE increases budget to budget. The drivers of
the increase are:
−
2.8 FTE staffing increase in Resident Services staff that were previously budgeted
in HFDE property budgets.
−
3.0 FTE staffing increase offset by $197 thousand decrease in contract services.
−
1 FTE staffing decrease resulted from grant funds ending for the Oregon
Healthcare Coordinator grant and change in funding for the Resident Opportunities

Home Forward Board of Commissioners
March 2015

120

−
o

Supportive Services (ROSS) family grant. The former ROSS position will be filled
by a Property Management Resident Service Coordinator position.
0.2 FTE increase in staffing at New Columbia.

Major Programs/Initiatives/Activities and estimated budget impact


85-Stories Phase I- Towers Supplemental budget: As the tax credit properties become
operational, services change from being budgeted at the property to being managed by
the Resident Services department. This brings $201 thousand of revenue and expense to
the group.



The Community Supportive Services (CSS) grant for Stephens Creek Crossing (SCC)
continues case management for the original Hillsdale residents and returning/new
families to property. The endowment is planned to begin in January 2016.



Aging at Home: $20 thousand is proposed in Moving to Work Initiative funds to aid in
the planning of expansion of the Congregate Supportive Housing Program (CHSP) to
focus on providing in-home care to Home Forward residents as they age.

o Cause of Year over Year change for major revenue/expense fluctuations


Operating Revenue increases $191 thousand from the FY 2015 budget due to:
-

-



HUD Grants decrease $27 thousand because Home Forward is eligible for less
ROSS family grant funds in FY 2016.
State and Local Grants increase $18 thousand from the FY 2015 budget but had a
number of variables:
 $122 thousand increase in budget in Medicaid revenue for the CHSP program
due to increased participant levels and reimbursement payments.
 $77 thousand decrease in Urban Institute funding.
 $36 thousand decrease in state funding for Healthcare Coordinator grant.
Other Revenue had a net increase of $250 thousand. The changes are:
 $172 thousand increase in revenue from tax credits; including a $201 thousand
increase for services related to 85 Stories, $51 thousand increase at New
Columbia and a $128 thousand decrease at SCC. SCC changed to reserve
funding.
 General Partnership Fee revenue at New Columbia increases $92 thousand.
 Property Related Income increases $73 thousand for new programming at Beech
Street and an increase in CHSP participant fees.
 Foundation Revenue decreases $41 thousand due to end of Meyer Memorial
matching funds for the Urban Institute program at New Columbia.

Total Operating Expense increases $224 thousand over FY 2015 budget due to:
- Personnel – has a net increase of $376 thousand.
 $189 thousand increase from the transfer of previously budgeted contracted
services to 3 internally staffed FTE.
 $188 thousand for staff that were previously budgeted in 85 Stories property
budgets.
- Other Tenant Services Expense has a net decrease of $49 thousand
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Direct Resident Services decrease $27 thousand due to the CSS grant for
Stephens Creek Crossing ending in late 2015 and converting to endowment
funding.
 Stipends increase $12 thousand to support community building activities.
 Program Supplies increase $7 thousand due to 85 Stories budget activity.
 Contract Tenant Services has a net decrease of $41 thousand dollars; major
drivers are:
⋅ $162 thousand increase in services for CHSP activities funded by a
combination of HUD and State funds.
⋅ $50 thousand in new services for Beech Street.
⋅ $26 thousand in new contracts at Gateway Park and Kaufory Commons.
⋅ $197 thousand decrease due to the transfer of expense from contracts to
personnel.
⋅
⋅ $22 thousand decrease in contracts funded by CSS.
Overhead Allocated – Unfunded Resident Services administrative costs of $195
thousand are treated like an overhead cost center and split between Public Housing
(53%) and Affordable Housing (47%). Unfunded Resident Services administrative costs
decreased $39 thousand compared to FY 2015.




o Changes in Reserve Funding


Draws from Reserves includes reserve funding from New Columbia lot sales, revenue for
services at Stephens Creek Crossing and Moving to Work Initiatives. Fiscal Year 2016
shows a $76 thousand decrease in the use of reserves.
- Stephens Creek Crossing increases $132 thousand. This revenue is now budgeted in
Real Estate Finance group.
- New Columbia is using $41 thousand less of reserves due to increases in other revenue
sources.
- Trenton Commercial use of reserves is now budgeted in the Affordable group.
- Aging at Home is budgeted to spend $53 thousand less in FY 2016



Contributions to Reserves- Shows a $284 thousand decrease from FY 2015 to FY 2016. FY
2015 included New Columbia GP fee revenue that is now budgeted in the Affordable group.
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FY16 Budget Commentary
Development and Community Revitalization Department

The Development and Community Revitalization (DCR) department undertakes development of new
affordable rental housing, plus acquisition and rehabilitation of existing affordable housing properties.
As part of its development and rehabilitation efforts, DCR is also responsible for structuring the
financing that supports these construction activities. Relocation services are provided as necessary in
support of various development and rehabilitation projects. The department earns Developer Fees to
support the costs of development.
•
•
•

Active Projects: 8
Active Projects – total budget: $146 million
Staff FTE – FY 2016: 15

o Key Assumptions
 DCR staffing is budgeted to increase by .9 FTE from FY 2015 staffing levels.
- A limited term Relocation Specialist is added to the FY16 budget to assist with increased
workload associated with 85 Stories Groups 1 & 2. This position will be funded by the
rehabilitation project budget.
- The department will continue to utilize Inter-Agency transfers to reflect staffing costs that
are capitalized in real properties or transferred from other departments.
 Developer Fees Accrued and Received FY16 (amount in Millions):
- The first payment of developer fees for 85 Stories Groups 1 & 2 will be paid at the
close of finance which is estimated to occur in March 2015 and will generate $2.1
million in developer fees.

Project
Stephens Creek Crossing
Beech Street
85 Stories – Group 1
85 Stories – Group 2
St. Francis Park
Total
Home Forward Board of Commissioners
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Project
Budget
$ 53.0
10.6
56.4
64.2
19.6
$203.8

Accrued
Developer
Developer
Fee to be
Fee Revenue
Received
$1.6
$1.6
0.3
0.3
3.8
0.0
4.3
0.0
0.6
0.2
$10.6
$2.1
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o Major Programs / Initiatives / Activities and estimated budget impact
 Stephens Creek Crossing redevelopment – Redevelopment of this property (formerly known as
Hillsdale Terrace) was completed and received final Certificates of Occupancy in March 2014.
The final installment of the developer fees are estimated to be accrued and paid in April 2015
upon final audit and issuance of 8609’s to the Limited Partner.
Stephens Creek Crossing
(In Millions)
Total Project Uses
Total Project Sources




FYE 2012 FYE 2013 FYE 2014 FYE 2015 FYE 2016
$ 2.8
$15.8
$27.0
$3.6
$3.8
2.8
15.8
27.0
3.6
3.8

85 Stories Groups 1 & 2 - High-rise Towers Rehabilitation – Group 1 includes Gallagher Plaza
and Northwest Tower and Group 2 includes Hollywood East and Sellwood Center. Both of
these tax credit partnerships will utilize 4% low income housing tax credits, bond funds and
internal grant and reserve funds. Construction of these projects is scheduled to be completed in
March 2016.
85 Stories Group 1
(In Millions)
Total Project Uses
Total Project Sources

FYE 2015 FYE 2016 FYE 2017 FYE 2018
$ 26.8
$23.3
$5.0
$1.3
26.8
23.3
5.0
1.3

85 Stories Group 2
(In Millions)
Total Project Uses
Total Project Sources

FYE 2015 FYE 2016 FYE 2017 FYE 2018
$ 32.1
$25.0
$5.6
$1.5
32.1
25.0
5.6
1.5

St. Francis Park development - Home Forward has partnered with Catholic charities for the
development of an affordable housing project in Southeast Portland. The tax credit partnership
will utilize 4% low income housing tax credits, bond funds and PHB loan funds. Home
Forward will serve as the Limited Partner Investor and developer of record with Catholic
Charities serving as the General Partner and property manager. Currently Home Forward is in
the process of structuring the project financing with construction estimated to begin in
September 2015. The First initial installment of developer fee will be paid at the close of
construction finance estimated for August 2015.
St. Francis Park
(In Millions)
Total Project Uses
Total Project Sources
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FYE 2015 FYE 2016 FYE 2017 FYE 2018
$ 2.3
$7.3
$8.4
$1.5
2.3
7.3
8.4
1.5
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o Cause of Year over Year change for major revenue/expense fluctuations
 Operating Revenue increases $5.3 million from FY 2015 Budget.
- Developer Fee Revenue increases $5.7 million.
 In FY 2015, Stephens Creek Crossing, Beech Street and 85 Stories Groups 1&2 were
budgeted to earn $4.8 million in developer fee installments.
 In FY 2016 developer fees will be earned for the following projects:
Beech Street, $300 thousand.
Stephens Creek Crossing, $1.6 million.
85 Stories Group 1, $3.8
85 Stories Group 2, $4.2
St. Francis Park, $525 thousand.
- HUD Grant Revenue decreases by $6.3 million from FY 2015 Budget due to the
completion of Stephens Creek Crossing.
 Total Operating Expense increases $17 thousand from FY 2015 Budget.
- Program and Administrative Personnel expense remains flat from FY 2015.
- Other Administrative expense decrease of $103 thousand.
 Expendable Office Equipment decreases $38 thousand for DCR computer upgrades
which were completed in FY 2015.
 Other Professional Services decrease of $50 thousand due to the completion of
Stephens Creek Crossing and the reduction of administrative costs funded by Hope VI
grant funds.
 Training & Travel increases of $11 thousand due to a standard allocation for DCR staff
for training, seminars and continuing education.
 Other Miscellaneous Expense decreases of $18 thousand due to the completion of
Stephens Creek Crossing and the reduction of administrative costs funded by Hope VI
grant funds.
 Office Equipment Rental decreases of $7 thousand due to the purchase of equipment
previously leased
- Tenant Services increase $23 thousand.
 Tenant Services Personnel increases $68 thousand due to an additional FTE limited
term relocation specialist for 85 Stories Groups 1 & 2.
 Other Tenant Services decreases $45 thousand due to the completion of Stephens Creek
Crossing and the related costs to move tenants back to the property.
- Total Net IA Expense increase of $100 thousand due to:
 IA Out – CapExp to WIP trnf decrease of $73 thousand due to decreased inter-agency
project management of capital work for the affordable and public housing properties.
 IA In - Real Estate Operations increase of $37 thousand for increased Property
Management services for 85 Stories Groups 1 & 2.
 Net Capital Contribution decrease of $6.3 million from FY 2015 Budget
- Decrease of $6.3 million in HUD Hope VI capital contributions due to the completions of
Stephens Creek Crossing including revenue to offset administrative project costs and bond
redemption in February 2015.
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o Major Funding Flow Adjustments
 The cash to Home Forward highlights the cyclical nature of projects where developer will be
earned and paid over the next fiscal year. The project lifecycle of the department is exhibited
by:
- Stephens Creek Crossing generates a $4.3 million developer fee over multiple fiscal years.
The final installment of $1.6 million will be received in April of 2015 after the issuance of
8609’s to the Limited Partner.
- The Beech Street project generates a $603 thousand developer fee over multiple fiscal
years. The final installment of $300 thousand due to be paid at finance conversion and
issuance of 8609’s to the Limited Partner scheduled for July 2015.
- The St. Francis Park project generates a $1.4 million developer fee over multiple fiscal
years. The first installment of $303 thousand is due to be paid at the close of finance
scheduled for August 2015.
- 85 Stories Group 1 generates a $5.2 million developer fee over multiple fiscal years. The
first installment of $1 million is due to be paid at close of finance in February 2014.
- 85 Stories Group 2 generates a $5.8 million developer fee over multiple fiscal years. The
first installment of $1.2 million is due to be paid at close of finance in February 2014.
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FY16 Budget Commentary
Administration

The Administration group includes the Executive department, Business Services (Human
Resources, Information Technology, and Purchasing), Finance & Accounting and New Market
West Building. The Administration group provides management and administrative support to
Home Forward’s operating departments to further the Agency’s mission.
o Key Assumptions
 Staffing increase 0.8 FTE primarily due to:
- Adding a Training Coordinator to assist with employee education/compliance (1.0
FTE)
- Not refilling the Assistant Director of Strategic Partnerships (1.0 FTE)
- The increase of 0.17 FTE for the Payroll Benefit Specialist to enable the training of a
replacement for a planned retirement.
- Increase of a Senior Financial Analyst (0.10 FTE)
- Addition of Finance and Accounting Intern (0.5 FTE)
 All Administrative costs are allocated to the operating groups:
- Executive department is allocated 25% to each of the four operating groups.
- Business Services is allocated to the operating groups based on budgeted FTEs.
- Accounting & Finance is allocated to each of the operating groups based upon
estimated utilization of the staff.
o Major Programs/Initiatives/Activities and Estimated Budget Impact
 Within Administration, the following Strategic Initiatives will be managed and funded
from MTW Initiative funds as follows:
- Community Engagement - $22 thousand
- This represents the entire draw from agency reserves.
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o Cause of Year over Year Change for Major Revenue/Expense Fluctuations
 Operating Revenue includes rent charged to the operating groups for New Market West
(NMW) and centralized vehicle operations.
- Operating Revenue increases $42 thousand from the FY 2015 Budget.
- New Market West Rent Revenue from operating departments increases $22 thousand
due to refinancing the buildings debt.
- Inter-Agency revenue increased $21 thousand due to a new position (Program
Director, Education & Youth Initiative.
 Operating Expenses increase $5 thousand from the FY 2015 Budget due to:
- Administrative Personnel/Program expense decreases $137 thousand.
 Salary and Wages increases $110 thousand due to an addition of 0.8 FTE, and
benefit increases. These increases are offset by savings from an Executive
Director Transition in FY 15 and the elimination of a resource development
position.
- Other Administrative expense decreases $189 thousand from the FY 2015 Budget due
to.
 IT expenses decrease $266 thousand due to the reduction in office equipment
purchases (computers) ($298 thousand) and telephone expenses.
These
reductions are offset by increases for software ($20 thousand) and equipment
maintenance/rental ($12 thousand).
 Other Professional Services increase $50 thousand to assist with project
assessments for new programing.
 Contribution expenses increased $10 thousand for various contributions.
 Consultant expense increases $16 thousand due to:
⋅
Reducing various IT projects by $26 thousand.
⋅
The Executive department increase $37 thousand due to outsourcing
resource development. This increase is offset by reduced staffing costs.
- Other Tenant Services increase $30 thousand due to the implementation of new
Youth and Education Initiatives.
- General Expenses decrease $30 thousand due to insurance rate decreases.
 New security cameras ($27 thousand) were added to improve security in New Market
West’s stair wells.
 Key Factors of Overhead distribution methodology
- Property Management personnel working at tax credit and Home Forward
Development Enterprises properties are included with Home Forward based Property
management personnel when distributing overhead using Full Time Equivalent (FTE)
as the metric.
- Accounting and Finance expenses have been allocated based on expected utilization
of Accounting and Finance staff by Home Forward departments.
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FY16 Budget Commentary
Real Estate Finance

The Real Estate Finance group represents the financing activity for Home Forward. It allows for
greater transparency by isolating the operating and financing activities of the agency.
o Key Assumptions
 Operating Revenue
− Real Estate Finance will begin receiving Land Lease Revenue for Stephens Creek
Crossing ($128 thousand) and for Home Forward Development Enterprise
properties ($5 thousand).
− The conversion of Hamilton West from the Tax Credit portfolio to the Affordable
Portfolio will result in a loss of Land Lease Revenue of $52 thousand.
 Operating Expense
− Trustee fees will increase by $4 thousand for New Columbia Trouton.
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MTW INITIATIVES
FY16 BUDGET SUMMARY
INITIATIVE

Action for Prosperity

DESCRIPTION

In collaboration with community partners, transition participants into employment
within two years by providing access to stable housing, case management, and
priority access to workforce services.

FY 15
BUDGET

FY 16
BUDGET

278,161

282,039

477,015

606,529

21,949

25,000

72,702

20,000

23,100

22,000

1,264,958

1,279,236

New STRA Funding (Subprograms Oxford and In collaboration with community partners, provide limited housing assistance to
eligible households in Multnomah County who are at risk of eviction, are newly
Alder)
homeless, or are experiencing immediate crises in their housing.

Families Forward-Economic Opportunity

Work with community partners to extend economic advancement opportunities to
the households we serve.

Families Forward-Youth Initiatives

Working with community partners, initiative supports kindergarten readiness,
enrollment and attendance; creates early childhood centers at two of our HOPE VI
properties; increases college exposure and provides work readiness opportunities
for high school and post-secondary youth; invests in structured work experiences at
Home Forward and ongoing internship opportunities.

Aging at Home-grfastag

Helps our elderly and disabled population age-in-place by maintaining their quality
of life without having to move to more expensive assisted care environments.

Planning & Evaluation - MTW General - gamtw Provides funding to meet reporting requirements and provide program assessments
as required by the Moving to Work program.

Neighbor 2 Neighbor-gacomeng

A pilot grant program for resident groups from our public or affordable housing
communities. Resident groups submit applications for grant funds to improve their
community livability and reinforce community values.

Rent Reform - mirntref/miphdept

Modifies standard HUD rental policies to encourage employment, self-sufficiency
and operating efficiency. Home Forward will implement Rent Reform effective April
1, 2012.

Local Blended Subsidy (LBS)

LBS uses a blend of MTW Section 8 and public housing operating funds to
subsidize rental units. Leveraging subsidy allows for a more adequate revenue
stream and increases the number of households that can be served. Funds will pay
for the LBS implementation costs.
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MTW INITIATIVES
FY16 BUDGET SUMMARY
INITIATIVE

VASH Security deposits

DESCRIPTION

FY 15
BUDGET

Initiative addresses a serious barrier to successful use of VASH vouchers by
providing security deposits for homeless veterans leasing units requiring deposits.

63,000
VASH Program Bacfkill

Addresses the shortfall in the funding for the VASH Program

Landlord Guarantee Fund

Encourages increased landlord participation in the Section 8 program to improve
the rate of successful lease up for voucher holders. Reimburse landlords for
damage to units caused by Section 8 participants and for unexpected vacancies
when owners did not receive proper notice.

Resident Communications

Conduct resident survey to identify best practices for ongoing resident
communications and implement recommendations.

Landlord Incentive Fund

Attract new landlords and units in low poverty areas to the Housing Choice Voucher
program. Eligible units must be located in zip codes considered low-poverty areas
and not have had a Housing Choice Voucher tenant in the prior 24 months.

Domestic Violence Transfer Funds

Alder School

FY 16
BUDGET

35,200
18,694

31,500

-

34,020

-

21,000

10,000

418,308

406,247

35,763

35,348

63,000

63,554

In collaboration with other MTW-authorized housing authorities and the local
domestic violence service system, Implement an inter-jurisdictional transfer
program to assist participants who are victims of domestic violence relocate to
cities outside Multnomah County. Home Forward will provide up to $2,000 in
relocation assistance for up to five households per year.

Home Forward will provide short to medium term rent assistance and leverage
school support at Alder school with the goal of improved academic outcomes and
housing stability.
Leverages services dollars from Multnomah County to assist Oxford foster youth.

Oxford

Family Unification Program Extension sc8youth

Fulfills public commitment to extend vouchers focused on reuniting youth with the
families.

Family Unification Program Backfill

Addresses the shortfall in the funding for the Family Unification Program
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MTW INITIATIVES
FY16 BUDGET SUMMARY
INITIATIVE

FY 15
BUDGET

DESCRIPTION

Families Forward & Aging at Home Resource
Development - gamy2c

Dedicated to developing sustainable funding sources for families forward and aging
at home programs

Organizational Development

Funds to be used for staff and leadership development and organizational business
model review.

Mobility Grant - mimetro (Urban Lift)

This cross jurisdictional program aims to link employment and housing services to
ensure housing stability. Funds requested represents Home Forward's share of the
match for the $60,000 Metro funded grant.

OHI

FY 16
BUDGET

3,780

Tenant Education

3,600

A program designed to help our tenants better understand the rental process.

77,698
TOTAL - MTW INITIATIVES
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$

2,808,256

$

2,997,075
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FY 16 Estimated Households Served by Category
Rent Assistance, 10,621

Public Housing, 1,320

Rent Assistance Occupying Affordable
Housing Units, (1,621)
Affordable Housing -Special Needs, 524

Affordable Housing, 2,159

Affordable Housing -Tax Credits, 1,669
Affordable Housing - 85 Stories, 599
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FY 16 Estimated Rent Assistance Households Served by Category
Rent Assistance -Moving to
Work Vouchers, 8,109

Rent Assistance Occupying
Affordable Housing Units,
(1,621)

Rent Assistance -Veterans
Affairs Supportive Housing, 358

Rent Assistance -Moving to
Work Initiatives, 150

Rent Assistance -Family
Unification Program, 95

Rent Assistance -Port-Ins, 269
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Rent Assistance -Shelter Plus
Care, 526
Rent Assistance -Locally Funded
Short Term Rent Assistance,
618

Rent Assistance -Single Room
Occupancy, 496
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Subsidy Proration Trends(1,2)
Actual Funding Year

CY08

CY09

CY10

CY11

CY12

CY13

CY14

HAP's Budget Year

FY 2009

FY 2010

FY 2011

FY 2012

FY 2013

FY 2014

FY 2015

CY15(est)
FY 2016
Budget

Section 8 Voucher Funding

101.5%

99.1%

99.5%

98.8%

99.0%

94.0%

99.7%

99.7%

Section 8 Admin Fees

90.3%

90.2%

92.8%

83.6%

75.0%

69.0%

79.0%

75.0%

Public Housing Op Subsidy

89.0%

88.4%

103.0%

100.0%

82.0%

82.3%

85.0%

83%

110.0%
105.0%
100.0%
95.0%
90.0%

Section 8 Voucher Funding

85.0%

Section 8 Admin Fees

80.0%

Public Housing Op Subsidy

75.0%
70.0%
65.0%
60.0%
CY08

CY09

CY10

CY11

CY12

CY13

CY14

CY15(est)

1. Proration represents the percentage of full funding under HUD's program formula. Percentages below 100% represent inadequate
federal budget appropriations based on HUD's program formulas.
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FY16 Budget Commentary
Property Transitions
o Property Additions
− Transitioning Tax Credit Properties



St Francis Apartments
Sequoia Square Apartments

184 Units
132 Units
52 Units

− FY 2015 Tax Credit Conversion - Delayed


Gladstone Square

48 Units

o Home Forward Development Enterprises Held Property Transfers to Low Income
Housing Tax Credit Limited Partnerships
− 85 Stories Phase 1





Hollywood East
Northwest Tower
Sellwood Center
Gallagher Plaza

(654 Units)
286 Units
173 Units
110 Units
85 Units

o Property Sales


None Planned

Home Forward Board of Commissioners
March 2015

136

HOME FORWARD
FY 2016 Summary of FTE Changes
New Postions
Resident & Community Services Coordinators
Relocation Specialist - Limited Term
Training Coordinator
Program Director, Education & Youth Initiatives
Finance Intern

Net FTE
Change
2.83
1.00
1.00
1.00
0.50
6.33

Eliminated Positions
Assistant Director, Strategic Partnerships
Project Coordinator - Purchasing
Temp Painters

All Other Changes
Net Increase in FTE
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(1.00)
(1.00)
(1.79)
(3.79)
(0.07)
2.47
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Acronym Key
ACOP: Admission and Condition Operating Plan document that establishes guidelines for determining
Public Housing eligibility and occupancy.
AH: Affordable Housing - properties owned in whole
or in part by Home Forward that are managed by
outside management companies
ARRA: American Recovery and Reinvestment Act 2009 economic stimulus legislation that included
funding Home Forward received through HUD
Congregate Care: Programs that provide services to
help elderly and disabled residents maintain their
independence.
CSS: Community & Supportive Services – resident
services tied to a HOPE VI property
CY: Calendar Year - the year running from January 1
to December 31 (as opposed to fiscal year)
DCR: Development and Community Revitalization –
Home Forward’s department for managing
rehabilitation, redevelopment and new construction of
Home Forward properties; DCR is also a financial
acronym that stands for Debt Coverage Ratio, which
is used to measure annual debt payments compared
to a property’s operating income
ETAP: Evening Training Apprenticeship Program Pre-apprenticeship training program run by Portland
Community College.
FSS: Family Self-Sufficiency - HUD programs that
seek to increase the skills of participants and enable
them to obtain employment
FTE: Full-Time Equivalent - a measure of how many
full-time employees an organization has that is
arrived at by adding all positions, including those that
are part-time
FUP: Family Unification Program – a HUD Section 8
Voucher program focused on reuniting youth with
their families.
FY: Fiscal Year - the 12-month accounting year;
Home Forward’s fiscal year runs from April 1 to
March 31 (as opposed to calendar year)
GOALS: Greater Opportunities to Advance, Learn
and Succeed - a Home Forward program that
provides Section 8 and Public Housing clients with
Home Forward Board of Commissioners
March 2015

five years of supportive services as they work
toward economic independence
GPNA: Green Physical Needs Assessment – HUD
mandated program that assesses the capital needs
of the Public Housing portfolio while holistically
integrating energy conservation measures with the
capital planning process.
HAP: Housing Assistance Payment - amount of
money Section 8 pays to a landlord on behalf of the
tenant
HFDE: Home Forward Development Enterprises
HUD: US Department of Housing and Urban
Development
IA: Inter-Agency Revenue/Expense - direct cost
transfer between departments and operating groups
KNAC: Key Not a Card - a permanent supportive
housing pilot at public housing properties, supported
by funds from the City of Portland
MIF: MTW Initiatives Fund – Home Forward funding
source for significant initiatives, funded from prior
year excess Section 8 proceeds
MTW: Moving to Work - a national program
authorized by Congress and administered by HUD
that allows certain regulatory flexibilities to some 30
participating housing authorities
PERS: Public Employee Retirement System
PH: Public Housing – Home Forward owned and
operated subsidized housing supported by HUD
funding
PHAB: Public Housing Asset Building - initiative
disposing of public housing scattered site properties
to raise capital for repair and replacement of public
housing units
PHPI: Public Housing Preservation Initiative – Home
Forward’s restructuring of its Public Housing
portfolio to (1) replace inefficient units, (2) address
capital needs, and (3) return unused Public Housing
subsidy (“banked units”) to the portfolio
PILOT: Payment In Lieu of Taxes - payments
negotiated with local municipalities to cover city
services normally funded by property taxes.
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Currently, contracts provide for reinvestment of these
funds into Short-Term Rent Assistance.
REO: Real Estate Operations- Home Forward group
that includes the Public Housing, Affordable Housing,
and Resident Services departments.
ROSS: Resident Opportunities and Self Sufficiency
Grant Program - HUD program that funds staff to
coordinate community resources with public housing
residents’ needs.
Shelter Plus Care -- a federal rent assistance
program for homeless persons with disabilities
provided in connection with supportive services
funded from sources outside the program.
STRA: Short-Term Rent Assistance - a program
administered by Home Forward that disperses
funding from public sector partners to agencies that
provide assistance to families experiencing
homelessness or in danger of losing their housing
Towers: Group of four properties originally in the
Public Housing portfolio that was converted to sitebased Section 8 in September 2013. The four
properties are Gallagher Place, Hollywood East,
Northwest Towers and Sellwood Center.
VASH: Veterans Affairs Supportive Housing - Section
8 vouchers for homeless veterans referred by
Veterans Affairs
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Statement of Revenues, Expenses, and Changes in Net Position
Comparison of Budget and Actual
Home Forward
For the nine month period ending December 31, 2014

YTD
Actual

YTD
Budget

$ Variance

% Variance

Annual
Budget

Operating Revenues
Dwelling Rental
Non-dwelling Rental

$

Total Rental Revenues
HUD Subsidies - Housing Assistance
HUD Subsidies - Public Housing
HUD Grants
Development Fee Revenue, Net
State, Local & Other Grants
Other Revenue

10,577,646
1,028,109
11,605,755

$

56,355,689
9,401,565
4,611,649
75,354
4,994,342
6,087,366

Total Operating Revenues
$

93,131,720
-

11,236,236
1,036,410
12,272,646

$

56,452,916
9,263,865
4,993,536
2,379,555
5,005,021
5,555,650

$

95,923,188
-

(658,590)
(8,301)
(666,891)
(97,227)
137,700
(381,886)
(2,304,201)
(10,678)
531,715

$

(2,791,468)
$

-5.9% $
-0.8%
-5.4%
-0.2%
1.5%
-7.6%
-96.8%
-0.2%
9.6%
-2.9%
$

15,003,418
1,377,498
16,380,915
75,268,544
12,351,820
6,580,736
4,835,793
6,417,796
7,413,212
129,248,816
-

Operating Expenses
PH Subsidy Transfer
Housing Assistance Payments
Administrative Personnel Expense
Other Admin Expenses
Fees/overhead charged
Tenant Svcs Personnel Expense
Other Tenant Svcs Expenses
Program Personnel Expense
Maintenance Personnel Expense
Other Maintenance Expenses
Utilities
Capitalized Labor
Depreciation
General

Total Operating Expenses
Operating Income (Loss)

2,137,770
53,288,059
4,787,731
5,192,605
16,425
1,509,211
1,568,992
5,671,865
2,882,473
3,531,781
2,763,931
(105,098)
6,477,700
1,045,248

2,216,174
54,730,289
5,018,828
5,245,752
18,816
1,599,840
2,519,511
5,886,795
2,916,548
4,784,752
3,058,855
(194,027)
6,595,027
788,235

78,404
1,442,230
231,097
53,147
2,391
90,629
950,518
214,930
34,075
1,252,971
294,924
(88,930)
117,327
(257,013)

3.5%
2.6%
4.6%
1.0%
12.7%
5.7%
37.7%
3.7%
1.2%
26.2%
9.6%
45.8%
1.8%
-32.6%

2,954,898
72,755,746
6,698,354
6,820,603
25,085
2,119,717
3,300,478
7,814,496
3,871,002
5,972,002
4,101,398
(257,342)
8,772,585
1,040,588

90,768,693
2,363,026
-

95,185,394

4,416,701

4.6%

125,989,610

737,794

1,625,233
-

220.3%
0.0%

3,259,206
-

399,041
(789,925)
(1,234,996)
(1,953,422)

202,747
(31,194)
(388,993)
(2,106,647)

196,294
31,194
(789,925)
(846,003)
153,225

96.8%
-100.0%
0.0%
217.5%
-7.3%

270,327
(41,595)
(391,950)
(2,791,972)

(3,579,302)
-

(2,324,087)
-

(1,255,215)
-

54.0%
0.0%

(2,955,190)
-

3,910,567
410,988
(2,287,956)
2,033,598
-

10,742,798
164,225
10,907,022
-

(6,832,231)
246,763
(2,287,956)
(8,873,424)
-

-63.6%
150.3%
0.0%
0.0%
0.0%
-81.4%
0.0%
0.0%

11,333,599
164,225
11,497,824
-

(8,503,407)
-

-91.2% $
0.0%

11,801,840
-

Other Income (Expense)
Investment Income
Amortization
Investment in Partnership Valuation Charge
Gain (Loss) on Sale of Assets
Interest Expense

Net Other Income (Expense)
Capital Contributions
HUD Nonoperating Contributions
Other Nonoperating Contributions
Nonoperating Contributions Made
ARRA Nonoperating Contributions
Reserve Funded Capital Contributions

Net Capital Contributions
Other Equity Changes
INCREASE (DECREASE) IN NET POSITION

$

817,323 $
-817323

9,320,730
-

$

PERFORMANCE SUMMARY
•

The nine months ending December 31, 2014 produced $2.4 million operating income, $1.6 million more favorable than anticipated
in the budget.

•

Total Net Position increased by $817 thousand, unfavorable to budget by $8.5 million.
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Operating Revenue
Home Forward
For the nine month period ending December 31, 2014

YTD
Actual

YTD
Budget

$ Variance

Annual
Budget

% Variance

Operating Revenues
Dwelling Rental

$

(658,590)

-5.86%

1,028,109

1,036,410

(8,301)

-0.80%

1,377,498

11,605,755

12,272,646

(666,891)

-5.43%

16,380,915

56,355,689
9,401,565

56,452,916
9,263,865

(97,227)
137,700

-0.17%
1.49%

75,268,544
12,351,820

HUD Grants

4,611,649

4,993,536

(381,886)

-7.65%

6,580,736

Development Fee Revenue, Net
State, Local & Other Grants

75,354
4,994,342

2,379,555
5,005,021

(2,304,201)
(10,678)

-96.83%
-0.21%

4,835,793
6,417,796

Other Revenue

6,087,366

5,555,650

9.57%

7,413,212

Non-dwelling Rental

Total Rental Revenues
HUD Subsidies - Housing Assistance
HUD Subsidies - Public Housing

Total Operating Revenues

$

10,577,646

93,131,720

$

$

11,236,236

95,923,188

$

531,715
$

(2,791,468)

-2.91%

$

$

15,003,418

129,248,816

REVENUE ANALYSIS
•

Total Operating Revenues of $93.1 million were $2.8 million unfavorable to budget for the nine months ending in
December. Actual activity was lower than anticipated due to the following:
•

Dwelling Rental of $10.6 million was $659 thousand less than budget primarily due to increased utilization of
Section 8 vouchers by tenants in the affordable portfolio ($486 thousand unfavorable to budget) and delay in the
conversion of Gladstone Square from the tax credit portfolio to the affordable portfolio.

•

HUD Grants of $4.6 million were $382 thousand less than budget primarily due to Stephen's Creek Crossing
activity ($135 thousand unfavorable to budget) and to the delay of the Public Housing Capital Needs Assessment
project pending guidance from HUD along with fewer public housing units needing asbestos abatement than
anticipated ($227 thousand unfavorable to budget) . The decrease in revenue is offset by a commensurate
decrease in expenses.

•

Development Fee Revenue was $2.3 million less than budget primarily due to Stephen's Creek Crossing developer
fee of $1.9 million that was recorded in the prior year and Lifeworks Northwest developer fee of $373 thousand that
will be earned in February 2015.

•

Other Revenue of $6.1 million was $532 thousand greater than budget primarily due to $1.4 million in legal fee
reimbursement income for Ash Creek, offset by reduced Continuum of Care Northwest funding of $783 thousand
due to slower implementation than forecasted.
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Operating Expense
Home Forward
For the nine month period ending December 31, 2014

YTD
Actual

YTD
Budget

$ Variance

Annual
Budget

% Variance

Operating Expenses
PH Subsidy Transfer

$

78,404

3.54%

53,288,059

54,730,289

1,442,230

2.64%

72,755,746

Administrative Personnel Expense

4,787,731

5,018,828

231,097

4.60%

6,698,354

Housing Assistance Payments

2,137,770

$

2,216,174

$

$

2,954,898

Other Admin Expenses

5,192,605

5,245,752

53,147

1.01%

6,820,603

Fees/overhead charged
Tenant Svcs Personnel Expense

16,425
1,509,211

18,816
1,599,840

2,391
90,629

12.71%
5.66%

25,085
2,119,717

Other Tenant Svcs Expenses

1,568,992

2,519,511

950,518

37.73%

3,300,478

Program Personnel Expense
Maintenance Personnel Expense

5,671,865
2,882,473

5,886,795
2,916,548

214,930
34,075

3.65%
1.17%

7,814,496
3,871,002

Other Maintenance Expenses

3,531,781

4,784,752

1,252,971

26.19%

5,972,002

Utilities

2,763,931

3,058,855

294,924

9.64%

4,101,398

Capitalized Labor

(105,098)

(194,027)

Depreciation

6,477,700

6,595,027

General

1,045,248

788,235

-

-

Impairment Charge

(88,930)

45.83%

117,327

1.78%

8,772,585

(257,013)

-32.61%

1,040,588

-

0.00%

(257,342)

-

Total Operating Expenses

$

90,768,693

$

95,185,394

$

4,416,701

4.64%

$

125,989,610

Operating Income (Loss)

$

2,363,026

$

737,794

$

1,625,233

220.28%

$

3,259,206

EXPENSE ANALYSIS
•

Operating Expenses of $90.8 million were under budget by $4.4 million.
•

Other Tenant Services Expenses of $1.6 million were $951 thousand favorable to budget primarily due to a slower
implementation of the Continuum of Care Northwest program than forecasted which generated a $783 thousand
favorable budget variance and timing variances across multiple other programs.

•

Other Maintenance Expense of $3.5 million was $1.3 million favorable to budget primarily due to timing issues around
scheduling projects in both the Affordable ($831 thousand) and Public Housing ($420 thousand) portfolios combined
with capitalization adjustments .

•

Utilities of $2.8 million were $294 thousand favorable to budget primarily due to lower than expected water/sewer bills
and delay in the conversion of Gladstone Square from the tax credit portfolio to the affordable portfolio.

•

General expenses of $1 million were $257 thousand unfavorable to budget primarily due to new Streetcar Loop
Assessments for Dahlke Manor ($21 thousand) and Clark Center ($23 thousand), $225 thousand in bad debt expense
primarily related to the housing choice voucher program (offset by $204 thousand in fraud recovery revenue), and
higher than expected insurance expenses ($30 thousand).
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Other Income/Expense
Home Forward
For the nine month period ending December 31, 2014

YTD
Actual

YTD
Budget

$ Variance

Annual
Budget

% Variance

Other Income (Expense)
Investment Income

$

Amortization
Investment in Partnership Valuation Charge

399,041

$

202,747

$

196,294

96.82%

$

270,327

(789,925)

(31,194)
-

31,194
(789,925)

-100.00%
0.00%

(41,595)
-

Gain (Loss) on Sale of Assets

(1,234,996)

(388,993)

(846,003)

217.49%

(391,950)

Interest Expense

(1,953,422)

(2,106,647)

153,225

-7.27%

(2,791,972)

(3,579,302) $

(2,324,087) $

(1,255,215)

54.01%

(2,955,190)

10,742,797

(6,832,231)

-63.60%

11,333,599

164,225
10,907,022

246,763
(2,287,956)
(8,873,424)

150.26%
0.00%
0.00%
-81.36%

164,225
11,497,824

Net Other Income (Expense)

$

Capital Contributions
HUD Nonoperating Contributions

3,910,567

Other Nonoperating Contributions
Nonoperating Contributions Made
Reserve Funded Capital Contributions

Net Capital Contributions

$

Other Equity Changes

410,988
(2,287,956)
2,033,598 $
-

INCREASE (DECREASE) IN NET POSITION

$

817,323

$

$

9,320,730

$

(8,503,407)

0.00%
-91.23%

$

11,801,840

OTHER INCOME/(EXPENSE) ANALYSIS
•

•

Other Income (Expense) reflects net expense of $3.6 million, unfavorable to budget by $1.2 million.
•

Investment Income was $196 thousand favorable to budget resulting from Notes Receivable interest earned from tax
credit limit limited partnerships of $83 thousand from Bud Clark Commons, $77 thousand from Humbold Gardens
and $24 thousand from the Civic.

•

Investment in Partnership Valuation Charge expense of $790 thousand resulted from the conversion of Hamilton
West from a tax credit property to an affordable property. This is a non-cash transaction.

•

Loss on Sale of Assets was $846 thousand unfavorable to budget, primarily driven by $782 thousand loss on the
Stephen's Creek Crossing Children's Center capital lease and a $124 thousand loss on siding disposal at Rockwood
Landing.

Capital Contributions of $2.0 million were $8.9 million less than budget.
•

HUD Nonoperating Contributions of $3.9 million consisted primarily of $2.3 million in funds contributed to HFDE
properties (see Nonoperating Contributions Made), $276 thousand of HOPE VI funding for Stephens Creek
Crossing, and $864 thousand of Capital Fund funding for carport repairs at Tamarack of $79 thousand, the tuck
point & sealing project at Williams Plaza for $585 thousand, entry system replacement at Dahlke for $48 thousand,
sewer repairs at Maple Mallory of $82 thousand, and exterior seal project at Holgate House for $43 thousand. The
primary cause of the budget variance is $6 million from timing issues related to receipt of budgeted HOPE VI funds.

•

Other Nonoperating Contributions of $411 thousaand consisted primarily of $325,000 in contributions for Stephens
Creek Crossing from Neighborhood House and Multnomah County.

•

Nonoperating Contributions Made of $2.3 million consisted of Home Forward contributions to the HFDE properties.
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Statement of Net Position
Home Forward
As of December 31, 2014 and March 31, 2014

December 31, 2014
Assets
Current Assets
Cash and Cash Equivalents

$

Investments
Accounts Receivable, Net
Intra Agency Accounts Receivable
Prepaid Expenses
Inventories
Current Portion of Notes Receivable-Partnerships
Restricted Assets
Cash and Cash Equivalents - Restricted
Family Self-Sufficiency Funds
Tenant Security Deposits
Construction Funds Escrow
Residual Receipts Reserve
Funds held in Trust
Debt Amortization Fund
Noncurrent Assets
Due from Partnerships
Notes Receivable
Notes Receivable - Partnerships
Deferred Charges, Net
Investment in Partnerships
Land, Structures, Equipment, Net

Other Asset-Like Accounts
TOTAL ASSETS

$
$

28,295,632

March 31, 2014
``

$

21,676,777

Incr (Decr)

$

6,618,855

4,327,470
910,399
10,493,056

4,358,312
891,341
10,582,795

44,026,556

37,509,225

6,517,332

8,843,286

10,682,024

(1,838,737)

660,143
1,253,794
74,255
7,311,871
2,904,875

574,493
1,182,306
134,200
6,071,698
2,591,961

85,650
71,488
(59,945)
1,240,174
312,914

21,048,226

21,236,682

(188,456)

2,114,832
103,772,370
33,394,335

3,255,298
99,954,134
34,971,175

(1,140,466)
3,818,236
(1,576,839)

119.70
23,383,474
131,409,722

23,449,675
131,239,901

120
(66,201)
169,820

294,074,853

292,870,183

1,204,670

1,584,318

1,462,912

121,406

360,733,952
-

$
$

353,079,001
-

(30,842)
19,058
(89,739)

$

7,654,951

CHANGE IN ASSETS
•

Total Assets of $360.7 million increased $7.6 million from March 31, 2014.

•

Current Assets increased $6.5 million to $44.0 million.
• On a combined basis, cash and cash equivalents and investments increased $6.6 million primarily due
to a $5.0 million draw on the Line of Credit to fund January Section 8 landlord payments. This was
repaid on 01/2/15.

•

Restricted Assets decreased $188 thousand to $21.0 million.
• Cash & Cash Equivalents - Restricted represents the balance of Public Housing Preservation Initiative
funds.
• Funds held in Trust increased $1.2 million primarily due to the transition of Hamilton West from the tax
credit portfolio to the affordable portfolio of $506 thousand and other increases to reserves in the
Affordable portfolio.
• Debt Amortization Funds increased $313 thousand primarily due to refinancing activity at Ainsworth
Court of $330 thousand offset by the transition of Hamilton West to the affordable portfolio of $340
thousand and $373 thousand increase in funds held for Pearl Court.

•

Noncurrent Assets increased $1.2 million to $294 million.
• Due from Partnerships decreased $1.1 million primarily due to debt forgiveness resulting from the
transition of Hamilton West from the tax credit portfolio to the affordable portfolio, land lease payment of
$340 thousand received from Beech Street, and $500 thousand received from Stephens Creek
Crossing for LOC repayment.
• Notes Receivable increased by $3.8 million primarily due to $3.1 million in state leverage loan for the
children's center at Stephens Creek Crossing, $816 thousand related to acquisition of land for the St
Francis Park project, and $383 thousand from the transition of Hamilton West to the affordable portfolio.
• Notes Receivable - Partnerships decreased by $1.6 million primarily due to the transition of Hamilton
West bonds of $3.4 million to the affordable portfolio offset by development activity related to Stephens
Creek Crossing of $2.3 million.
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Statement of Net Position
Home Forward
As of December 31, 2014 and March 31, 2014

December 31, 2014

March 31, 2014

Incr (Decr)

Liabilities
Current Liabilities
Accounts Payable

$

Accrued Interest Payable
Other Accrued Liabilities
Deferred Revenue
Tenant Security Deposits Payable
Family Self-Sufficiency Funds Payable
Line of Credit
Current Portion of Bonds Payable -Partnerships
Current Portion of Notes & Bonds Payable

Noncurrent Liabilities
Notes Payable
Bonds Payable
Bonds Payable - Partnerships
Other Liabilities

Net Assets (Deficit)

TOTAL LIABILITIES AND NET ASSETS (DEFICIT)

$

1,187,497

$

3,300,813

$

(2,113,315)

4,804,587
3,809,879
1,055,765
1,245,286
660,143
5,782,526

4,605,087
3,810,827
1,044,871
1,133,090
563,587
1,282,526

199,500
(947)
10,894
112,196
96,556
4,500,000

10,493,056
1,961,732
31,000,471

10,582,795
2,216,732
28,540,327

(89,739)
(255,000)
2,460,143

59,766,187
24,602,292
33,168,463
495,230
118,032,172

54,599,427
23,814,728
34,745,302
495,230
113,654,687

5,166,761
787,564
(1,576,839)
4,377,485

211,701,309

210,883,986

360,733,952

$

353,079,001

817,323

$

7,654,951

CHANGE IN LIABILITIES & NET POSITION
•

•

Current Liabilities increased $2.5 million to $31 million.
•

Accounts Payable decreased $2.1 million primarily due to payments of the following items: a water damage
claim at Pearl Court of $212 thousand, construction activity at Willow Tree of $179 thousand, Homeless
Families System of Care activity of $232 thousand, short-term rent assistance activity of $351 thousand,
public housing activity of $216 thousand, and administrative payables of $245 thousand.

•

Line of Credit increased $4.5 million due to a $5 million draw in Dec 2014 to cover Section 8 landlord
payments. This was repaid on 01/2/15.

Noncurrent Liabilities increased $4.4 million to $118 million.
• Notes payable increased $5.2 million primarily due to notes payable of $2.8 million assumed with the
transition of Hamilton West from the tax credit portfolio to the affordable portfolio and refinancing Ainsworth
Court bonds with a $2.5 million loan from PNC Bank.
• Bonds payable increased $788 thousand primarily due to the addition of Hamilton West bonds of $3.5 million
after its transition to the affordable portfolio offset by the refinancing of Ainsworth Court bonds of $2.3 million.
• Bonds Payable – Partnerships decreased $1.6 million primarily due to the reclassification of Hamilton West
bonds of $3.4 million upon the property's transition to the affordable portfolio offset by bond activity at
Stephens Creek Crossing of $2.3 million.
• Net Assets increased $817 thousand to $211.7 million.
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Statement of Revenues, Expenses, and Changes in Net Position
Comparison of Budget and Actual
Home Forward Development Enterprises
For the nine month period ending December 31, 2014

YTD
Actual

YTD
Budget

$ Variance

% Variance

Annual
Budget

Operating Revenues
Dwelling Rental
Non-dwelling Rental

$

Total Rental Revenues
HUD Subsidies - Housing Assistance
HUD Subsidies - Public Housing
HUD Grants
Development Fee Revenue, Net
State, Local & Other Grants
Other Revenue

1,100,169
114,385
1,214,554

$

3,073,727
77,970

Total Operating Revenues
$

4,366,251
-

1,144,413
114,377
1,258,790

$

2,951,879
54,342

$

4,265,011
-

$

(44,244)
8
(44,236)

-3.9% $
0.0%
-3.5%

1,525,884
152,502
1,678,386

121,848
23,628

4.1%
0.0%
0.0%
0.0%
0.0%
43.5%

3,935,838
72,456

101,240
-

$

2.4%
$

5,686,681
-

Operating Expenses
PH Subsidy Transfer
Housing Assistance Payments
Administrative Personnel Expense
Other Admin Expenses
Fees/overhead charged
Tenant Svcs Personnel Expense
Other Tenant Svcs Expenses
Program Personnel Expense
Maintenance Personnel Expense
Other Maintenance Expenses
Utilities
Capitalized Labor
Depreciation
General

Total Operating Expenses
Operating Income (Loss)

496
929,314
130,245
23,453
443,304
497,500
740,506
627,782
477,347
79,072

43,324
851,973
146,982
30,279
429,375
460,352
662,110
605,962
475,041
39,457

42,828
(77,341)
16,737
6,826
(13,929)
(37,148)
(78,397)
(21,820)
(2,306)
(39,615)

0.0%
0.0%
98.9%
-9.1%
0.0%
11.4%
22.5%
-3.2%
-8.1%
-11.8%
-3.6%
0.0%
-0.5%
-100.4%

57,606
1,132,696
195,081
39,463
569,972
611,169
870,056
851,725
631,960
52,609

3,949,018
417,232
-

3,744,854

(204,165)

-5.5%

5,012,337

520,157
-

(102,924)
-

-19.8%
0.0%

674,343
-

-

-

-

0.0%
0.0%
0.0%
0.0%
0.0%

-

-

-

-

0.0%
0.0%

-

2,281,959
2,281,959
-

0
0
-

-100.0%
0.0%
0.0%
0.0%
0.0%
0.0%
0.0%
0.0%

-

Other Income (Expense)
Investment Income
Amortization
Investment in Partnership Valuation Charge
Gain (Loss) on Sale of Assets
Interest Expense

Net Other Income (Expense)
Capital Contributions
HUD Nonoperating Contributions
Other Nonoperating Contributions
Nonoperating contributions made
ARRA Nonoperating Contributions
Reserve Funded Capital Contributions

Net Capital Contributions
Other Equity Changes
INCREASE (DECREASE) IN NET POSITION

$

2,699,191 $
-2699191

520,157
-

(0)
2,281,959
2,281,959
$

2,179,034
-

418.9% $
0.0%

674,343
-

PERFORMANCE SUMMARY
•

The nine months ending December 31, 2014 produced $417 thousand operating income, $103 thousand more favorable than
anticipated in the budget.

•

Total Net Position increased by $2.7 million, favorable to budget by $2.1 million.
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Operating Revenue
Home Forward Development Enterprises
For the nine month period ending December 31, 2014

YTD
Actual

YTD
Budget

$ Variance

Annual
Budget

% Variance

Operating Revenues
Dwelling Rental

$

Non-dwelling Rental

Total Rental Revenues
HUD Subsidies - Housing Assistance

1,100,169

$

1,144,413

114,385

114,377

1,214,554

1,258,790

$

(44,244)
8

-3.87%

$

1,525,884

0.01%

152,502

(44,236)

-3.51%

1,678,386

3,073,727

2,951,879

121,849

4.13%

3,935,838

HUD Subsidies - Public Housing

-

-

-

0.00%

-

HUD Grants
Development Fee Revenue, Net

-

-

-

0.00%
0.00%

-

77,970

54,342

23,628

0.00%
43.48%

72,456

101,240

2.37%

State, Local & Other Grants
Other Revenue

Total Operating Revenues

$

4,366,251

$

4,265,010

$

$

5,686,680

REVENUE ANALYSIS
•

Total Operating Revenues of $4.4 million was $101 thousand favorable to budget for the nine months ending in
December. Actual activity was higher than anticipated due to minor variances in rental revenues, HUD subsidies
and other revenue compared to budget.
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Operating Expense
Home Forward Development Enterprises
For the nine month period ending December 31, 2014

YTD
Actual

YTD
Budget

$ Variance

Annual
Budget

% Variance

Operating Expenses
PH Subsidy Transfer
Housing Assistance Payments
Administrative Personnel Expense
Other Admin Expenses
Fees/overhead charged
Tenant Svcs Personnel Expense
Other Tenant Svcs Expenses
Program Personnel Expense
Maintenance Personnel Expense
Other Maintenance Expenses

$

Utilities
Capitalized Labor
Depreciation
General
Impairment Charge

496
929,314
130,245
23,453
443,304
497,500
740,506

$

43,324
851,973
146,982
30,279
429,375
460,352
662,110

627,782
477,347
79,072

605,962
475,041
39,457

-

-

$

42,828
(77,341)
16,737
6,826
(13,929)
(37,148)
(78,397)

0.00%
0.00%
98.86%
-9.08%
0.00%
11.39%
22.54%
-3.24%
-8.07%
-11.84%

(21,820)
(2,306)
(39,615)

-3.60%
0.00%
-0.49%
-100.40%

-

$

57,606
1,132,696
195,081
39,463
569,972
611,169
870,056
851,725
631,960
52,609
-

0.00%

Total Operating Expenses

$

3,949,018

$

3,744,854

$

(204,165)

-5.45%

$

5,012,337

Operating Income (Loss)

$

417,232

$

520,157

$

(102,924)

-19.79%

$

674,343

EXPENSE ANALYSIS
•

Operating Expenses of $3.9 million were $204 thousand unfavorable to budget.
•

Other Admin Expenses of $929 thousand were $77 thousand unfavorable to budget primarily due to services related
to asbestos abatement.

•

Classification adjustments between Tenant Services Personnel Expense and Program Personnel Expense
offset each other.

•

Other Maintenance Expense of $741 thousand is $78 thousand unfavorable to budget primarily due to
cabinet and closet upgrades at Hollywood East.

•

General expenses of $79 thousand were over budget by $40 thousand primarily due to bad debt expense of
$23 thousand and general property and liability insurance exceeding budget by $11 thousand.
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Other Income/Expense
Home Forward Development Enterprises
For the nine month period ending December 31, 2014

YTD
Actual

YTD
Budget

$ Variance

Annual
Budget

% Variance

Other Income (Expense)
Investment Income
Amortization
Investment in Partnership Valuation Charge
Gain (Loss) on Sale of Assets
Interest Expense

Net Other Income (Expense)

$

-

$

-

$

-

0.00%
0.00%
0.00%
0.00%
0.00%

$

-

$

-

$

-

$

-

0.00%

-

Capital Contributions
HUD Nonoperating Contributions
Other Nonoperating Contributions

2,281,959

-

2,281,959

0.00%
0.00%

-

Nonoperating contributions made
ARRA Nonoperating Contributions
Reserve Funded Capital Contributions

2,281,959

-

2,281,959

0.00%
0.00%
0.00%
0.00%

-

-

0.00%

-

Net Capital Contributions

$

Other Equity Changes

$

-

INCREASE (DECREASE) IN NET POSITION

$

2,699,191

$

$

520,157

$

2,179,034

418.92%

$

674,343

OTHER INCOME/(EXPENSE) ANALYSIS
•

Capital Contributions of $2.3 million were $2.3 million greater than budget.

•

Other Non-operating Contributions of $2.3 million were Capital Fund financing contributed by Home Forward for
pre-development work in anticipation of the properties' major rehabilitation.
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Statement of Net Position
Home Forward Development Enterprises
As of December 31, 2014 and March 31, 2014

December 31, 2014
Assets
Current Assets
Cash and Cash Equivalents

$

Investments
Accounts Receivable, Net
Intra Agency Accounts Receivable
Prepaid Expenses
Inventories
Current Portion of Notes Receivable-Partnerships

228,872

March 31, 2014

$

(73,910)
27,936.03
-

Restricted Assets
Family Self-Sufficiency Funds -A
Tenant Security Deposits -A
Construction Funds Escrow
Residual Receipts Reserve
Funds held in Trust
Debt Amortization Fund
Noncurrent Assets
Due from Partnerships
Notes Receivable
Notes Receivable -Partnerships
Deferred Charges, Net
Investment in Partnerships
Land, Structures, Equipment, Net

(902,545)
38,517
27,310.11
-

1,019,616

(836,718)

1,372
71,207
575,461
-

1,372
77,179
114,450
-

(5,972)
461,011
-

648,039

193,000

455,039

(2,762)
54,635
10,519,668

7,407,522

(2,762)
54,635
3,112,146

10,571,540

7,407,522

3,164,019

$
$

$

(112,427)
625.92
-

182,898

Other Asset-Like Accounts
TOTAL ASSETS

1,131,417

Incr (Decr)

11,402,477
-

$
$

8,620,137
-

$

2,782,340

CHANGE IN ASSETS
•

Total Assets of $11.4 million increased $2.8 thousand from March 31, 2014.

•

Current Assets decreased $837 thousand to $183 thousand primarily due to the use of excess operating
cash for pre-development work in process and for transfers from Cash and Cash Equivalents to reserve
accounts in anticipation of the properties' major rehabilitation.

•

Restricted Assets increased $461 thousand to $575 thousand primarily due to transfers from Cash and
Cash Equivalents to reserves.

•

Noncurrent Assets increased $3.2 million to $10.6 million due to pre-development work associated with the
properties' major rehabilitation.
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Statement of Net Position
Home Forward Development Enterprises
As of December 31, 2014 and March 31, 2014

December 31, 2014
Liabilities
Current Liabilities
Accounts Payable
Accrued Interest Payable
Other Accrued Liabilities
Deferred Revenue
Tenant Security Deposits -L
Family Self-Sufficiency Funds -L
Line of Credit
Current Portion of Bonds Payable -Partnerships
Current Portion of Notes & Bonds Payable

$

238,025
56,268
71,303
1,372
366,968

Noncurrent Liabilities
Notes Payable
Bonds Payable
Bonds Payable -Partnerships
Other Liabilities

March 31, 2014

$

-

TOTAL LIABILITIES AND NET POSITION (DEFICIT)

$

11,402,477

195,253
10,578
76,617
1,372
283,819

$

-

11,035,509

Net Position (Deficit)

Incr (Decr)

-

8,336,318

$

8,620,137

42,772
45,690
(5,314)
83,148

2,699,191

$

2,782,340

CHANGE IN LIABILITIES & NET POSITION
•

Current Liabilities increased $83 thousand to $367 thousand.

•

Net Position increased $2.7 million to $11.0 million.

c
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Procurement & Contracts Department
MONTHLY CONTRACT REPORT
Contracts Approved 1/1/15 - 2/28/15

CONSTRUCTION & MAINTENANCE SERVICES

Contract #

Contractor

Contract Amount

Description

Department

Execution Date

Expiration Date

C1499

Pioneer Waterproofing

$

41,500.00

Williams Plaza, Leak Repair, Informal - 3 bids

DCR

11/7/2014

12/7/2014

C1518

Vince Building Maintenance

$

5,000.00

On-call Cleaning of Hollywood East & Northwest
Tower "Hotel" units. IRFB 12/14-271

Prop Mgmt

1/16/2015

1/13/2016

C1494

BELFOR Property Restoration

$

6,350.53

Leaking Roof, Mitigation & Repair of Water
Damage to Unit at Harold Lee Village,
Emergency

Prop Mgmt

1/26/2015

11/14/2014

T1522

Phil-Am Enterprises, Inc

$

50,000.00

On-Call Hazardous Material Abatement. IRFB
9/14-265

Prop Mgmt

2/3/2015

1/31/2016

T1523

Rose City Contracting

$

50,000.00

On-Call Hazardous Material Abatement. IRFB
9/14-265

Prop Mgmt

2/3/2015

1/31/2016

T1524

PMG Professional Minority Group

$

50,000.00

On-Call Hazardous Material Abatement. IRFB
9/14-265

Prop Mgmt

2/3/2015

1/31/2016

C1519

G & L Janitorial

$

8,000.00

On-call Cleaning of Hollywood East & Northwest
Tower "Hotel" units. IRFB 12/14-271

Prop Mgmt

2/17/2015

1/13/2016

C1520

The Strategic Group

$

20,000.00

On-call Painting of Hollywood East & Northwest
Tower "Hotel" units. IRFB 12/14-272

Prop Mgmt

2/17/2015

1/19/2016

C1521

Portland Coatings

$

20,000.00

On-call Painting of Hollywood East & Northwest
Tower "Hotel" units. IRFB 12/14-272

Prop Mgmt

2/17/2015

1/19/2016

C1531

911 Restoration

$

19,200.00

Mold Remediation for 16 Buildings at Plaza
Townhomes, Informal - 3 bids.

DCR

2/17/2015

4/30/2015

C1534

Robert Lloyd Sheet Metal Inc

$

29,200.00

Holgate House - Mechanical Equipment
Upgrades, RFB 12/14-273

DCR

2/23/2015

6/1/2015

Description

Department

Execution Date

Expiration Date

PROFESSIONAL SERVICES

Contract #

Contractor

T1504

Clair Company, Inc

$

10,000.00

On Call Special Inspection Services, IRFB 10/7267

DCR

1/5/2015

12/21/2015

T1509

Columbia West Engineering

$

10,000.00

On Call Special Inspection Services, IRFB 10/7267

DCR

1/5/2015

12/21/2015

T1507

Mayes Testing Engineers, Inc

$

10,000.00

On Call Special Inspection Services, IRFB 10/7267

DCR

1/5/2015

12/21/2015

T1478

Peter Meijer Architect, P.C.

$

50,000.00

On Call Building Envelope Consulting Services,
RFP 07/14/254

DCR

1/6/2015

9/30/2017

C1514

Bittner & Hahs PC

$

80,000.00

Agencywide Legal Services; Landlord-Tenant.
RFP 09/14-257

Executive

1/8/2015

12/31/2020

C1517

CSG Pro

$

3,960.00

SharePoint and.Net application Architect /
Consulting services at Home Forward

DBS

1/8/2015

2/1/2015

C1515

Harrang Long Gary Rudnick PC

$

30,000.00

Agencywide Legal Services; Employment. RFP
09/14-257

Executive

1/8/2015

12/31/2020

T1510

Northwest Testing, Inc

$

50,000.00

On Call Special Inspection Services, IRFB 10/7267

DCR

1/8/2015

12/21/2015
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C1513

Stoel Rives LLP

$

150,000.00

Agencywide Legal Services; General Counsel,
Procurement & Contracts, Real-Estate &
Litigation. RFP 09/14-257

Executive

1/8/2015

12/31/2020

C1512

Supportive Services Inc

$

125,000.00

85 stories - Moving Services, RFB 11/14-269

DCR

1/8/2015

12/31/2015

C1511

Willamette Express

$

125,000.00

85 stories - Moving Services, RFB 11/14-269

DCR

1/8/2015

12/31/2015

C1500

Halt

$

6,000.00

Treatment for Roaches, Informal - 3 bids

Prop Mgmt

1/15/2015

1/30/2015

T1506

(PSI) Professional Service Industries, Inc

$

10,000.00

On Call Special Inspection Services, IRFB 10/7267

DCR

1/20/2015

12/21/2015

T1508

ACS Testing, Inc

$

10,000.00

On Call Special Inspection Services, IRFB 10/7267

DCR

1/20/2015

12/21/2015

T1505

Carlson Testing, Inc.

$

10,000.00

On Call Special Inspection Services, IRFB 10/7267

DCR

1/20/2015

12/21/2015

C1527

Cathy Schuh

$

5,000.00

Labor relations training and consulting services
to prepare the Home Forward management
team for negotiations in the upcoming collective
bargaining agreements.

DBS

2/2/2015

3/31/2016

C1529

Kristina Smock Consulting

$

5,000.00

Survey analysis and reporting the results of the
2015 Home Forward Employee Survey

DBS

2/13/2015

7/31/2015

C1535

KPFF Consulting Engineers

$

3,100.00

Bud Clark Commons HDHQ - Easements
Surveying Services

DCR

2/23/2015

5/31/2015

Description

Department

Execution Date

Expiration Date

AMENDMENTS TO EXISTING CONTRACTS

Contract #

Contractor

C1015C-10

R&H / Colas Construction

$

1,120.00

Mod #8 - Children's Center, Adds $1,120 for
PGE bill and HVAC training, RFP 06/11-133

DCR

12/22/2014

6/30/2014

C1015M-3

R&H/Colas Construction

$

21,438.00

Stephen Creek Crossing - CMP Mod No. 10Miscellaneous late pickup items Change order
No.03. AMT $21,438, RFP 06/11-133

DCR

12/30/2014

7/15/2014

C0639-6

Human Solutions, Inc.

$

18,500.00

Extend contract through 3/31/15 with services
scaled back to .75 FTE, IRFP Rockwood
Resident & Community Services

Prop Mgmt

1/2/2015

3/31/2015

C1418-1

Bob Murray & Associates

$

5,000.00

Executive recruitment for CEO/Executive
Director for Home Forward, Contract amended
to include allowance for reimburseable
expenses, RFP Executive Search

Executive

1/7/2015

11/30/2014

C0362-7

Elation Systems, Inc

$

30,000.00

Prevailing Wage software, $30,000 annual
renewal for Certified Payroll software, extend
12/31/2015

DBS

1/9/2015

12/31/2015

C1353-3

Ruth "Tasha" Harmon

$

13,500.00

Community Compact Training Agency Wide

Rent Assistance

1/20/2015

3/30/2015

C1491-1

Delaris

$

-

Landlord Portal Assessment, Amended to add
more time to complete assessment

DBS

1/22/2015

1/31/2015

C1494-1

BELFOR Property Restoration

$

1,099.75

Contract amendment to include repairs to dry rot
found while fixing leak in roof at Harold Lee
Village

Prop Mgmt

1/26/2015

11/30/2014

C1105-3

Kay Reid

$

6,500.00

Provide English as a second Language,
Citizenship focused and other Community
Orientation Skill Classes at New Columbia,
Amendment to add $6,500 to extend contract

Prop Mgmt

1/26/2015

3/31/2015

C1371-1

Melles Counseling & Consulting

$

20,000.00

Culturally Specific youth and family support
services, IRFP 10/13-230

Prop Mgmt

1/26/2015

3/31/2015

T1480-1

Forensic Building Consultants

$

15,000.00

Additonal Available Funds For On Call Building
Envelope Consulting Services, RFP 07/14/254

DCR

2/23/2015

9/30/2017

C1517-1

CSG Professional Services

$

1,040.00

Add additional $1,040 and extended contract
through June 30, 2015

DBS

2/24/2015

6/30/2015
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C1491-3

Delaris

$

-

C1491-2

Delaris

$

-
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Landlord Portal Assessment, Amended to add
more time to complete assessment. Extend
contract through 6/30/2015, Special
Procurement - IT
Landlord Portal Assessment, Amended to add
more time to complete assessment. Extend
contract through 2/28/2015, Special
Procurement - IT

DBS

2/26/2015

6/30/2015

DBS

2/28/2015

2/28/2015
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Total Households Served: Rent Assistance and Occupied Housing Units February 2015
Households Receiving Rent Assistance
Only
7,646
51%

Households Occupying Affordable
Unit/Receiving Shelter Plus Care
107
1%

Households Receiving Short Term Rent
Assistance Only
949
6%

Households Receiving Rent Assistance
and Occupying Affordable Housing Units
1,499
10%

Special Needs Shelter Beds (Master
Leased)
236
2%

Public Housing Units Occupied *
2,060
14%

Affordable Housing Units Occupied Unassisted
1,851
Special Needs Units (Master Leased) **
12%
288
2%

Affordable Housing Units Occupied HUD Multi-Family Project Based
Subsidized ^
347
2%

Total Households Served 14,983

^ Consists of Grace Peck Terrace, Multnomah Manor, Plaza Townhomes, Rosenbaum Plaza, Unthank Plaza
* Includes Local Blended Subsidy
^^ Total Short Term Rent Assistance less the Households Occupying Affordable Units/Receiving Shelter Plus Care
** Special Needs are physical units as occupancy levels that are not reported to Home Forward by service providers master leasing these properties.
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Households Served
Households Served Through Housing Supports February 2015
Rent Assistance
Rent Assistance Vouchers - Home Forward Funded
Tenant Based Vouchers
Project Based Vouchers
Hi Rise Project Based Vouchers
Single Room Occupancy (SRO)/MODS
Family Unification Program
Veterans Affairs Supportive Housing (VASH)
Rent Assistance - PORT IN From Other Jurisdiction
Short Term Rent Assistance Programs
Shelter + Care
Locally Funded Short Term Rent Assistance
MIF Funded Short Term Rent Assistance
Alder School
Work Systems Inc. - Agency Based Rent Assistance

All Programs
9,145
01 - Tenant Based Vouchers
02 - Project Based Vouchers

03 - SRO/MODs
04 - VASH Vouchers
06 - Portability

6,014
1,300
598
500
97
340
296

Moving to Work
Programs
7,912
6,014
1,300
598

11

122

491
443
53
44
25

Total Rent Assistance

1,233

500
97
340
296
1,056

05 - Shelter Plus Care

Non-MTW Programs

934
491
443

53
44
25
10,201

8,034

2,167

Subsidized Housing Units
Public Housing Units Occupied
Traditional Public Housing units Occupied
Public Housing units Occupied - Local Blended Subsidy
Public Housing units Occupied - in Owned Affordable
Public Housing units Occupied - in Tax Credit Affordable

Affordable Housing Units Occupied (excluding PH subsidized)
Affordable Housing Units - Tenant Based Vouchers
Affordable Housing Units - Shelter + Care
Affordable Housing Units - Project Based Vouchers
Affordable Housing Units - Hi Rise Project Based Vouchers
^
Affordable Housing Units - HUD Multi-Family Project Based
Affordable Housing Units - VASH Vouchers
Affordable Housing Units - Family Unification Program
Affordable Housing Units - Section 8 Port In
Affordable Housing Units - Unassisted

2,060
12 - Traditional Public Housing
1,281
13
171
14 - Public Housing in Affordable Owned
63
15 - Public Housing in Tax Credit Affordable
545

2,060
1,281
171
63
545

3,804
16
17
18
19
20
21
22
23

Special Needs
Special Needs Units (Master Leased) **
Special Needs Shelter Beds (Master Leased)
Total Households Occupying Housing Units

Total Housing Supports Provided to Household
Household Occupying Affordable Unit/Receiving Home Forward Rent Assistance
Households Occupying Affordable Unit/Receiving Shelter Plus Care
Total Households Served

3,206

516
107
259
598
347
85
7
34
1,851

516
107
259
347
85
7
34
1,851
524

524

288
236

288
236
6,388

2,060

3,730

16,589
(1,499)
(107)
14,983

10,094

5,897
(1,499)
(107)
4,291

10,094

Notes:
^

**

Consists of Grace Peck Terrace, Multnomah Manor, Plaza Townhomes, Rosenbaum Plaza, Unthank Plaza
Special Needs are physical units as occupancy levels that are not reported to Home Forward by service providers master leasing these properties.
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Home Forward - Dashboard Report For February of 2015
Property Performance Measures
1

40

40

0

1

0

15

15

10

0

0

40

Occupancy
Number of
Properties
34
Public Housing
2
Public Housing Mixed Financed Owned *
7
Public Housing Mixed Finance Tax Credit *
Total Public Housing
43
Affordable Owned with PBA subsidy
5
Affordable Owned without PBA subsidy
21
Total Affordable Owned Housing
26
Tax Credit Partnerships
18
Total Affordable Housing
44
Eliminate Duplicated PH Properties/Units
-9
Combined Total PH and AH
78
Special Needs (Master Leased)
32
Special Needs (Shelter Beds)
2
Total with Special Needs
80

Physical
Units
1,343
65
681
2,089
349
2281
2,630
1,945
4,575
-746
5,918
288
236
6154

Rentable
Units
1,343
65
681
2,089
349
2,281
2,630
1,945
4,575
-746
5,918
288
236
6154

Vacant
Units
20
2
7
29
4
25
29
16
45
-9
65

Occupancy
Percentage
98.5%
96.9%
99.0%
98.6%
98.9%
98.9%
98.9%
99.2%
99.0%

Subsidy
Revenue

Total
Revenue

Operating Expense
w/o HMF

HAP
Management
Fees (HMF)

NOI

$271.24
$174.21
$62.84

$442.47
$929.82
$499.78

$364.85
$453.05
$336.41

$47.35
$8.35
$9.33

$30.27
$468.42
$154.05

Average Unit

Adults no
13.3%
28.0%
11.3%
1.0%
0.1%
60.0%

98.9%

Studio/SRO
80
0
275
355
72
979
1,051
566
1,617
-275
1,697

1 Bdrm
654
15
112
781
191
613
804
495
1,299
-127
1,953

2 Bdrm
342
40
106
488
46
507
553
451
1,004
-146
1,346

Unit Mix
3 Bdrm
257
10
133
400
40
156
196
278
474
-143
731

4 Bdrm
10
0
48
58
0
26
26
138
164
-48
174

5+ Bdrm
0
0
7
7
0
0
0
17
17
-7
17

Total
1,343
65
681
2,089
349
2,281
2,630
1,945
4,575
-746
5,918

* property/unit counts also included in Affordable Housing Count

Financial
Nine months ending 12/31/2014

Per Unit Per Month
Property
Revenue

Public Housing
Affordable Owned
Tax Credit Partnerships

$171.24
$755.61
$436.94

Fiscal YTD ending 12/31/2014
# of Properties/units Positive # of Properties/units Negative
Net Operating Income (NOI)
Net Operating Income (NOI)

13
24
18

779
2,297
1,945

21
2
0

564
333

12/31/14
# of
# of
Properties
Properties not
meeting Debt
meeting DCR
Coverage
14
12

3
2

# of
Properties
DCR Not
Applicable
9
4

Public Housing Demographics
Households
Average

# of

% of

Public Housing Residents
0 to 10% MFI
11 to 20%
21 to 30%
51 to 80%
Over 80%
All

549
787
382
52
12
2,035

27.0%
38.7%
18.8%
2.6%
0.6%
100.0%

2.2
1.9
2.2
2.8
3.3
2.1

1.8
1.5
1.8
2.2
2.5
1.7

Waiting List
0 to 10% MFI
11 to 20%
21 to 30%
31 to 50%
51 to 80%
Over 80%
All

6,019
4,002
2,358
1,761
449
157
14,746

40.8%
27.1%
16.0%
11.9%
3.0%
1.1%
100.0%

1.9
2.2
2.3
2.6
2.7
2.5
2.2

1.5
1.6
1.7
1.9
1.9
1.8
1.7

% Family Type (head of household)
Family with
Elderly
Disabled
13.7%
10.7%
7.5%
1.5%
0.4%
40.0%

0.7%
9.0%
5.7%
0.2%
0.0%
18.5%

7.0%
19.4%
6.4%
0.2%
0.0%
36.2%

2.1%
2.7%
2.1%
1.3%
0.3%
0.1%
8.6%

14.1%
11.9%
5.2%
2.7%
0.6%
0.3%
34.8%

Black African
American
8.8%
11.8%
3.9%
1.0%
0.2%
29.5%

White
11.2%
19.9%
10.7%
0.6%
0.1%
48.2%

Race % (head of household)
Native
Hawaiian/
Asian
American
Pacific Islnd
1.4%
0.5%
0.3%
1.6%
1.1%
0.3%
0.9%
1.2%
0.3%
0.0%
0.1%
0.0%
0.0%
0.0%
0.0%
4.2%
3.2%
1.2%

14.2%
18.2%
1.9%
8.9%
12.5%
1.1%
5.1%
7.2%
0.6%
3.8%
5.1%
0.4%
1.0%
1.2%
0.1%
0.4%
0.4%
0.1%
33.4%
44.5%
4.2%
* Race and enthnicity are not required fields on the

0.9%
0.5%
1.0%
0.4%
0.8%
0.3%
0.7%
0.2%
0.2%
0.1%
0.1%
0.0%
3.7%
1.5%
Waitlist Application in Yardi

Hispanic/ Latino
4.8%
3.9%
1.8%
0.8%
0.2%
13.7%

3.6%
2.5%
1.5%
1.4%
0.3%
0.1%
9.5%

1.4%
0.7%
0.5%
0.4%
0.1%
0.0%
3.1%

Other Activity
#'s,days,hrs
Public Housing
Names pulled from Wait List
Denials
New rentals
Vacates
Evictions
# of work orders received
# of work orders completed
Average days to respond
# of work orders emergency
Average response hrs (emergency)

404
70
19
18
2
1,030
894
17.6
2
11
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Home Forward - Dashboard Report For February of 2015
Rent Assistance Performance Measures
Utilization and Activity
Current Month Status
Average
Utilization
Voucher

Current Month Activity
HUD Subsidy
Over(Under)

Remaining
Waiting List

Waiting List
Names

$592
$596
$448
$585

-$27,233
$25,560

1,273

200

Vouchers

Vouchers

6,962
2,002
512
9,476

6,451
1,898
499
8,848

Tenant Based Voucher Participants
0 to 10% MFI
11 to 20%
21 to 30%
31 to 50%
51 to 80%
Over 80%
All

# of
1,119
2,437
1,569
1,020
144
10
6,299

% of
17.8%
38.7%
24.9%
16.2%
2.3%
0.2%
100.0%

Households
Average
2.1
2.0
2.2
2.8
3.3
3.6
2.3

Average Unit
2.0
2.0
2.0
2.3
2.7
3.3
2.1

Adults no
8.7%
26.4%
15.5%
6.5%
0.8%
0.0%
58.0%

Project Based Voucher Participants
0 to 10% MFI
11 to 20%
21 to 30%
31 to 50%
51 to 80%
Over 80%
All

# of
498
739
453
183
20
8
1,901

% of
26.3%
39.0%
23.9%
9.7%
1.1%
0.1%
100.1%

Households
Average
1.6
1.7
1.8
2.2
4.2
3.4
7.5

Average Unit
1.4
1.4
1.4
1.6
2.8
3.3
6.9

Adults no
19.3%
32.1%
19.2%
6.4%
0.4%
0.0%
77.4%

Waiting List
0 to 10% MFI
11 to 20%
21 to 30%
31 to 50%
51 to 80%
Over 80%
All

495
343
217
156
42
20
1,273

38.9%
26.9%
17.0%
12.3%
3.3%
1.6%
100.0%

# of
Households
Participating
491
565

$ Amount
of
Assistanc
$309,495
$322,688

Tenant Based Vouchers
Project Based Vouchers
SRO/Mod Vouchers
All Vouchers

93%
95%
97%
93%

New Vouchers

Vouchers

101
16
7
124

30
22
9
61

525
111
115
751

% Family Type (head of household)
Family with
Elderly
Disabled
9.1%
0.5%
2.9%
12.3%
11.0%
15.6%
9.4%
7.9%
9.5%
9.7%
3.0%
4.3%
1.5%
0.3%
0.3%
0.1%
0.0%
0.0%
42.0%
22.8%
32.7%

Black
7.8%
12.5%
7.4%
6.1%
1.2%
0.0%
35.0%

White
7.4%
19.9%
14.4%
8.1%
0.7%
0.1%
50.6%

Race % (head of household)
Native
Asian
Hawaiian/
0.6%
0.5%
0.1%
1.1%
2.9%
0.2%
0.5%
1.4%
0.1%
0.3%
0.9%
0.1%
0.0%
0.1%
0.0%
0.0%
0.0%
0.0%
2.6%
5.7%
0.6%

Hispanic
1.4%
2.1%
1.1%
0.8%
0.2%
0.0%
5.5%

% Family Type (head of household)
Family with
Elderly
Disabled
7.0%
1.7%
9.1%
6.9%
11.1%
19.7%
4.7%
9.9%
9.4%
3.3%
3.2%
2.7%
0.7%
0.2%
0.1%
0.1%
0.0%
0.0%
22.7%
26.1%
41.0%

Black
4.7%
8.1%
3.2%
1.7%
0.3%
0.0%
18.1%

White
17.4%
25.6%
17.6%
6.5%
0.4%
0.1%
67.7%

Race % (head of household)
Native
Asian
Hawaiian/
0.9%
0.1%
0.3%
1.3%
1.1%
0.2%
0.9%
0.5%
0.2%
0.4%
0.3%
0.0%
0.0%
0.1%
0.0%
0.0%
0.0%
0.0%
3.5%
2.1%
0.7%

Hispanic
2.9%
2.7%
1.4%
0.7%
0.3%
0.0%
8.0%

7.8%
10.4%
3.7%
2.2%
0.7%
0.5%
25.3%

15.6%
9.5%
4.5%
3.9%
1.2%
0.2%
35.0%

16.4%
12.2%
8.5%
5.7%
1.3%
0.9%
45.0%

Escrow $
Forfeited

Avg Annual
Earned Income
Increase Over
Last Year

-$1,673

Utilization

Average
Voucher

92%
173%
97%
102%

$597
$593
$448
$588

Calendar Year To Date
HUD Subsidy
Over(Under)
New Vouchers

Voucher
Inspections

-$39,993
$59,596
$23,636
$43,239

226
28
16
270

Vouchers
51
47
17
115

Demographics

1.7
2.0
2.5
2.6
2.5
2.3
2.0

0.9%
2.7%
2.8%
1.6%
0.2%
0.2%
8.5%

1.7%
1.0%
0.5%
0.3%
0.2%
0.0%
3.8%

1.2%
1.4%
0.5%
0.5%
0.1%
0.1%
3.9%

0.5%
0.3%
0.5%
0.3%
0.1%
0.1%
1.8%

2.2%
1.9%
1.9%
1.1%
0.2%
0.2%
7.6%

1.3%
0.5%
0.6%
0.4%
0.1%
0.0%
2.9%

Short Term Rent Assistance

Shelter Plus Care
Short Term Rent Assistance

Average Cost per
Household
630
571

Resident Services
Resident Programs
Housing Households
Program
Served/ Monthly Funding Amount
Served Participants
Congregate Housing Services
* as of previous month

Resident Services Coordination

Nine months ending 12/31/2014
GOALS Program

Public Housing 113

Public Housing

# of
Participa
nts
Public Housing
Section 8

Average Funds per
Participant

$44,816

$397

# HH Eviction
Prevention

Health and Safety
Stabilized

78

84

Unduplicated
Number
Served
1790

Escrow $
Held

New
Enrollees

# of
Graduates

4
0

0
0

203
264

Home Forward Board of Commissioners
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$230,069
$423,858

# Events

# Event
Attendees

172

1586

Escrow $
Disbursed

Terminations
or Exits

$613
$24,388

3
1

$0
$0

2

$334
$2,177
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Agency Financial Summary

Subsidy Revenue
Grant Revenue
Property Related Income
Development Fee Revenue
Other Revenue
Total Revenue

7702623
#######
$870,965
#######
$75,354
$275,473
#######

42758404.82
$65,750,891
$8,100,709
$14,924,930
$75,354
$2,562,223
$91,413,215

Increase
(Decrease)
39159856.85
$58,197,797 $7,553,094
$8,127,926
($27,217)
$12,115,540 $2,809,390
$95,812
($20,458)
$2,385,147
$177,076
$80,922,221 $10,490,994

Housing Assistance Payments
Operating Expense
Depreciation
Total Expense
Operating Income

#######
#######
$720,721
#######
#######

$48,119,039
$30,606,207
$6,477,700
$85,202,946
$6,210,269

$49,943,275
$28,444,121
$6,078,565
$84,465,961
-$3,543,740

Other Income(Expense)
Capital Contributions
Increase(Decrease) Net Assets
Total Assets
Liquidity Reserves

#######
$51,160
#######
#######
#######

-$3,341,995
$1,551,089
$4,419,363
$225,587,298
$22,855,099

Six months ending 9/30/2014

Month

Fiscal Year to Date

Prior YTD

($1,824,235)
$2,162,086
$399,135
$736,985
$9,754,009

-$4,450,476 $1,108,481
$3,607,331 ($2,056,242)
-$4,386,885 $8,806,248
$211,544,634 $14,042,664
$22,744,934
$110,165

Development/Community Revitalization
New Development / Revitalization
Stephen's Creek Crossing
Stephen's Creek Crossing
Lifeworks Northwest
St. Francis Park

Units
129
129
32
tbd

Capital Improvement
Highrise Rehab - Group 1
343
Gallagher
85
Northwest Tower
258
Highrise Rehab - Group 2
396
Sellwood
110
Hollywood East
286
Dekum Court Comprehensive Rehab
41
Holgate Exterior Seal Project
N/A
Williams Plaza Masonry Repairs
N/A
Rockwood Station Windows & Siding Phs III
N/A
Unthank Plaza
N/A
Gladstone
N/A

Construction
Start
Aug-12
Aug-12
May-13
tbd

Construction
End
Apr-15
Apr-14
Aug-14
tbd

Feb-15

Mar-16

Predevelopment

$49,464,308

$144,211

Feb-15

Mar-16

Predevelopment

$48,016,944

$121,255

TBD
Apr-14
Aug-14
Feb-14
Mar-14
Apr-14

TBD
Jul-14
Jan-15
Oct-14
Jul-14
Oct-14

Predevelopment
Construction
Construction
Construction
Construction
Investigative

$2,000,000
$350,000
$759,704
$1,904,343
$161,503
$264,800

$48,780
N/A
N/A
N/A
N/A
N/A
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Current
Total
Phase
Cost
Sitework / Construction $51,636,304
Construction
$51,636,304
Finance Structuring
$10,346,567
Concept
tbd

Cost Per
Unit
$400,281
$400,281
$323,330
tbd
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