Construction is underway on the 85 Stories renovations that will bring major capital
improvements, such as high efficiency water heaters, to four of our high rises.
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MEMORANDUM

To:

From:

Community Partners
Michael Buonocore, Executive
Director

Date:

Subject:

April 16, 2015
Home Forward Board of
Commissioners April Meeting

The Board of Commissioners of Home Forward will meet on Tuesday, April 21, 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, April 17, 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
April 21, 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

Veterans Affairs Supportive Housing (VASH)
Participant

Ian Slingerland

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

CONSENT CALENDAR
Following Resolutions:
15-04
01

Topic
Authorize Amendment to the Pioneer
Waterproofing Inc. Contract for Work
at Williams Plaza

Presenter/POC
Mike Andrews
Berit Stevenson

Phone #
503.802.8507
503.802.8541

02

Authorize the Execution of a Contract to
Upgrade the Domestic Water Piping at
Madrona Place Apartments

Mike Andrews
Patrick Rhea

503.802.8507
503.802.8311

REPORTS / RESOLUTIONS
Following Reports and Resolutions:
15-04

Topic

Presenter/POC

Phone #

REPORT

Executive Director’s Report

Michael Buonocore

503.802.8300

03

Authorize Amendments to the
Administrative Plan

Ian Slingerland

503.802.8370

04

Authorize Public Housing Strategy

Michael Buonocore

503.802.8300

REPORT

Beech Street Design-Build Closeout
Report

Mike Andrews
April Berg

503.802.8507
503.802.8326

UPCOMING MEETINGS OF THE BOARD OF COMMISSIONERS
The Board of Commissioner’s May Work Session will be on Wednesday, May 6, 2015 at 5:30
PM. This meeting will take place at Home Forward, 135 SW Ash Street in the Columbia
Room. The next Board of Commissioners meeting will be Tuesday, May 19, 2015 at 6:15 PM.
This meeting will take place at the Multnomah County Building, 501 SE Hawthorne Blvd, in the
Commissioners Board Room.
HOME FORWARD DEVELOPMENT ENTERPRISE CORPORATION BOARD
The Home Forward Development Enterprise Board will meet following the April 21, 2015,
Board of Commissioners meeting.
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.

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

COMMISSIONERS PRESENT
Chair David Widmark, Vice Chair Jim Smith, Second Vice Chair Miki Herman, Treasurer
Jorge Guzman, Commissioners Dan Anderson, Tiffiny Hager, Benita Legarza, Brian
Lessler, Charlene Mashia
STAFF PRESENT
Michael Buonocore, Mike Andrews, April Berg, Peter Beyer, Kendra Castaldo, Allan
Church, Robert Dell, Betty Dominguez, Dena Ford-Avery, Rebecca Gabriel, Jan
Kasameyer, Jeff Klatke, Kathy Kodis, Rachel Langford, Ben Loftis, Shelley Marchesi, Kitty
Miller, Rodger Moore, Elyse Myers, Molly Rogers, Ian Slingerland, Jill Smith, Celia Strauss
COUNSEL PRESENT
Steve Abel
Chair David Widmark convened the meeting at 6:15 PM. He reflected on the legacy of
Commissioner Gretchen Kafoury, who had recently passed away. Attendees observed a
moment of silence in her honor.
PUBLIC COMMENT
Elyse Myers, President of Local 3135 of the American Federation of State, County, and
Municipal Employees, delivered public comment. She shared her regret at the passing of
Commissioner Gretchen Kafoury and said that Commissioner Kafoury had set an example
for advocating for affordable housing in the community. She said that contract
negotiations with Home Forward had begun and the first session went very well. Myers
noted that Home Forward staff members were proud of their work. She expressed
appreciation for Home Forward having raised its lowest wage rate and for the
presentations on health and financial well-being that had been offered to Home Forward
employees. Myers said that members of Local 3135 worked hard to fulfill Home Forward’s
1
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mission. She appreciated the tone that had been set at the negotiations thus far and
thanked the Board for its part in that.
MISSION MOMENT
Trash for Peace Agency at Dekum Court
Jan Kasameyer introduced Zahra Pike to present information on the program. Pike said
that Home Forward’s Dekum Court property had received a Neighbor to Neighbor Grant
for recycling education. The organization Trash for Peace had facilitated a program at the
property for some time. The grant allowed the program to flourish and to empower
residents to help the environment. The program had sponsored a forum and a tour of a
Metro waste facility. A poster contest had been held, and crafts and garden projects were
also part of the program. Pike noted a visible improvement in usage of recycling bins at
the Dekum Court. Pike said that she had also learned new things from the program and
that the partnership between Home Forward and Trash for Peace would last beyond the
grant. Pike and a Dekum Court household enacted an interview. It communicated that
the household had appreciated the tour of the waste facility and an activity to make
Christmas trees. The household had learned which items were recyclable, how to reuse
items, and an appreciation for its responsibility for the environment.
Chair David Widmark thanked the presenters, and attendees applauded.
MEETING MINUTES
Minutes of February 17, 2015, Board of Commissioners Meeting
Commissioner Brian Lessler moved to adopt the minutes. Commissioner Benita Legarza
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 Dan Anderson – Aye
Commissioner Tiffiny Hager – Aye
Commissioner Benita Legarza – Aye
Commissioner Brian Lessler – Aye
Commissioner Charlene Mashia – Aye
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CONSENT CALENDAR
RESOLUTION 15-03-01
Authorize Receipt of 2015 Capital Funds for Public Housing
RESOLUTION 15-03-02
Authorize Project-Based Vouchers to Cascadia Behavioral Healthcare for the
Reverend Dr. John Garlington Project
RESOLUTION 15-03-03
Authorize a Professional Services Agreement with Melles Counseling and Consulting
Celia Strauss read the title to the resolutions on the Consent Calendar. Vice Chair Jim
Smith moved to adopt the Consent Calendar. 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 Dan Anderson – Aye
Commissioner Tiffiny Hager – Aye
Commissioner Benita Legarza – Aye
Commissioner Brian Lessler – Aye
Commissioner Charlene Mashia – Aye
Executive Director Michael Buonocore thanked the Board for its approval of Resolution 1503-02, which was part of Home Forward’s effort to project-base more vouchers and
thereby increase the number of affordable units in as many neighborhoods as possible.
Buonocore also reviewed how he and Chair David Widmark had travelled to Washington
D.C. to attend a meeting of the Council of Large Public Housing Authorities. They had
also visited the offices of elected representatives to help build relationships with them and
discuss the importance of Home Forward’s Moving to Work Agreement, the efforts to
preserve Home Forward’s housing portfolio, and the local efforts to address
homelessness. Buonocore relayed the interest expressed at the Council meeting
regarding Home Forward’s implementation of a pioneering services model that bridged the
health care and housing systems.
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Buonocore noted that the Board would receive an update on the Home for Everyone
Coordinating Board in April. He said that it felt as though progress was being made by the
Coordinating Board. Coordinating Board members were looking at data and endeavoring
to find innovative ways to move the needle on homelessness. Buonocore shared his
optimism that so much participation by local jurisdictions would produce solutions.
REPORT
Neighbor to Neighbor Program Update
Jan Kasameyer presented the report. She echoed the appreciation expressed for
Commissioner Gretchen Kafoury, pointing out that having hard data in the report was
prompted, in part, by a request from Commissioner Kafoury when the Neighbor to
Neighbor Grant program started. Kasameyer reviewed how the grant program tied into
Home Forward’s Strategic Operating Plan (via Goal Three) and the program’s own goals.
Kasameyer noted that, in 2012, site staff was given the opportunity to apply for grants they
could use to develop regular grant applications. She summarized how residents and
property staff worked to submit applications for the regular grants; the amounts awarded
through the program; the number of grants awarded; and the selection process, pointing
out that most applications that did not receive an award did not meet specific
requirements and some grants were awarded conditionally. Kasameyer noted the ways
that awarded grants were evaluated, including monthly reports, reports on the number of
participating residents, reports after three months of an ongoing program, tracking how
many other organizations were involved in a program and what they contributed to it, preand post-program resident surveys, final reports, and focus groups. Kasameyer reviewed
the reported statistics for Round 3 of the grant.
Kasameyer highlighted how staff leadership was important to the success of a project,
though responsibilities were shared with residents; how projects focused on youth,
gardens, food, art, and exercise generated good resident motivation; how 9- to 12-month
projects worked best; how financial controls needed to be simple and consistent; and
other keys to successful project measurement. She noted that there was a significant
correlation between project success and site staff stability. Regarding the future of
Neighbor to Neighbor Grants, Kasameyer said that sustainability plans would be required
in future applications; to ensure that applicants will have considered means of continuing
projects once the grant funding is exhausted. Executive Director Buonocore thanked
Kasameyer for the report and proposed the Board ask any questions it had about the
program.
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Second Vice Chair Miki Herman appreciated the requirement for sustainability plans and
the participation rate achieved by the grants. She was concerned about potential barriers
to engagement, such as bad behavior and safety issues. Kasameyer said that the big
picture was that, with more engagement, safety would increase and criminal activity would
decrease. She noted that no safety issues had been reported during a Neighbor to
Neighbor Grant activity.
Commissioner Benita Legarza recalled how she had sat in on the selection process for the
first round of grants. She said the program was great and encouraged other Board
members to participate in the selection process to see the creativity of the applications.
Chair David Widmark said that it was a great way to encourage resident participation. He
hoped the program would continue into the future.
RESOLUTION 15-03-04
Authorize FY16 Budget
Treasurer Jorge Guzman introduced the topic. He noted that the Board’s Audit and
Finance Committee recommended approval of the budget, that the Board had reviewed
the budget at its last work session, and that any comments made by Board members
were duly noted.
Chief Financial Officer Peter Beyer and Financial Analytics and Reporting Manager Kathy
Kodis presented the resolution. Beyer summarized the duration of the budget and pointed
out that it was for Home Forward, alone, and not any affiliated organization. He said that
the budget process began in November and included an additional Audit and Finance
Committee meeting, more time for review, and a preview in the Board’s work session—all
of which had been suggested by the Board. The budget was stable compared to recent
years. Beyer listed the anticipated activities of the coming year: getting vouchers to 600
households from the Housing Choice Voucher wait list, changes to Housing Choice
Voucher payment standards, high occupancy levels, additional Veterans Affairs Supportive
Housing vouchers, construction work for Home Forward’s 85 Stories project, partnering
with Catholic Charities to build about 100 affordable housing units in Southeast Portland,
connecting residents to appropriate programs and services, and further development of
staff relational interaction skills. Beyer tied each of the activities to goals from Home
Forward’s Strategic Operations Plan.
Beyer also reviewed highlights of the budget. Revenues would increase based on modest
changes to funding for Housing Choice Vouchers and developer’s fees from the 85 Stories
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and St. Francis Park projects. He noted changes to staff compensation. Also, the
Continuum of Care program would revert back to local non-profits, reducing Home
Forward’s budget accordingly. Beyer reviewed changes expected because of the timing
of large scale projects, such as the previous year’s conclusion of the Stephens Creek
Crossing redevelopment. He noted the decrease in net assets and the format change for
the agency results. He concluded by thanking Kodis and her team for the work to
produce the budget.
Commissioner Dan Anderson asked how the key activities in the budget’s cover letter
were chosen. Beyer said they were based on a comparison to the previous year’s budget;
were drafted by Beyer, Kodis, and Michael Buonocore; and, for the sake of brevity, were
limited to activities the group considered to be key.
Commissioner Anderson asked if the ten-year plan to fund Home Forward operating and
capital reserves had been discussed by the Board. Beyer said it had been discussed by
the Board in relation to the previous year’s budget. Beyer also reviewed for Commissioner
Anderson the roots of the budgeted reserve amounts. He said that the reserve amounts
for the properties in Home Forward’s Affordable Housing Portfolio had been provided by
the Director of Asset Management after a review of the portfolio, anticipated changes in
the portfolio, and what reserves were available. Beyer noted that needs assessments for
every property in the portfolio had yet to be completed, so the associated numbers would
be refined over the coming years. Operating reserves had been estimated based on what
was needed for federal programs, alone. The estimates did not account for potential
growth going forward. Commissioner Anderson asked if the plan for the reserves would
be adequate to provide what would be needed. Beyer noted that reserve funds might also
be held by the U.S. Department of Housing and Urban Development (HUD), and that it had
yet to be determined how those funds would show on balance sheets. Commissioner
Anderson and Chair David Widmark discussed alternative means of addressing questions
and what standard of care was needed before voting on the resolution.
Commissioner Anderson asked how to interpret certain lines without budget figures in the
Moving to Work budget summary. Kodis said they likely represented discontinued
programs or initiatives. Beyer said those lines should have been removed from the
budget, but that the budget totals were accurate as presented.
Commissioner Anderson asked how it was decided that Aging in Place funding should be
decreased. Beyer replied that the amount funded in the prior year was authorized as a
one-time expense.
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Commissioner Anderson and Beyer discussed trends in Home Forward’s operating
revenues and expenses, including the downward trend when Home Forward was facing
sequestration of federal funds and the subsequent upward trend that resulted from
increased Housing Choice Voucher Program funding and negotiations with HUD regarding
how Home Forward’s public housing units were counted.
Commissioner Anderson asked for details on the implementation of the Home Forward
Community Compact. Beyer offered to research the details, as they were not at hand.
Commissioner Anderson gathered information from Beyer and Celia Strauss regarding
how the budget was made available to the public. Commissioner Anderson cited state
guidance regarding the passage of local government budgets and questioned whether the
agency was obligated to adhere to it. He asserted that Home Forward’s budget process
seemed structured in such a way as to exclude broad, thoughtful discussion of it; that the
budget had not been distributed to the Board in an error-free form until the afternoon of
the meeting day; and that the budget had not been broadly circulated to stakeholders. He
encouraged a different approach for the next year’s budget. Beyer thanked Commissioner
Anderson for his input.
Second Vice Chair Miki Herman moved to adopt the resolution. Treasurer Jorge Guzman
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 Dan Anderson – Aye
Commissioner Tiffiny Hager – Aye
Commissioner Benita Legarza – Aye
Commissioner Brian Lessler – Aye
Commissioner Charlene Mashia – Aye
RESOLUTION 15-03-05
Authorize Financing for 85 Stories
Development Director Mike Andrews and Development Finance Coordinator Ben Loftis
presented the resolution. Andrews reviewed the financing situation for the project. Home
Forward had applied to Oregon Housing and Community Services (OHCS) for a feasible
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and supportable amount of 4% Low-Income Housing Tax Credits (LIHTCs). OHCS did not
agree with the amount, and this had resulted in a delay in starting work on the project.
The resolution would authorize adding to the project $4 million from Home Forward that
would be used to close the financing so that construction work might commence. Doing
so would help alleviate resident anxiety and potential costs from interest rates and idled
construction teams. Discussions with OHCS to increase the amount of LIHTCs awarded
would continue so that, ultimately, the full $4 million might not be needed.
Second Vice Chair Miki Herman asked if $4 million was adequate to cover the costs of the
delay. Andrews said he believed it was. He said that, while closing was delayed, cost
pressures continued to build for relocation, construction, and legal uses, as well as
necessary adjustments to the project’s permanent loans. He noted that the project had a
sizeable contingency that could be directed to a long list of add-backs to the work scope.
Continued delay would jeopardize the ability to reach certain items on the add-back list.
Andrews was confident that the project could get through base work scope and the top
half of the add-back list.
Celia Strauss read the full text of the resolution and accompanying memo, as it was
inadvertently not included in the Board’s printed materials.
Commissioner Brian Lessler noted that the resolution had been discussed by the Board’s
Real Estate and Development Committee, which supported the resolution. The approach
was not ideal, but was the best option given the situation. In response to a question from
Commissioner Lessler, Andrews explained how the project’s private financing partner had
adjusted its terms to accommodate the approach—permitting the amount of LIHTCs to
increase from what would be recorded at the financial closing, to the degree that OHCS
might increase its award.
Commissioner Brian Lessler moved to adopt the resolution. Commissioner Dan Anderson
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 Dan Anderson – Aye
Commissioner Tiffiny Hager – Aye
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Commissioner Benita Legarza – Aye
Commissioner Brian Lessler – Aye
Commissioner Charlene Mashia – Aye
REPORT
Resident Advisory Committee Update
Chair David Widmark said that he was allotting some time at Board meetings during which
a report from the Resident Advisory Committee could be delivered. Commissioner Benita
Legarza delivered the report. The Committee’s focus, lately, was on recruitment and the
age diversity of its members, with a subcommittee selected to address the issue. The
Committee would also soon participate in advocacy training in advance of a lobbying day
in Salem. Commissioner Legarza invited her fellow commissioners to attend. She also
mentioned that the Committee had questioned why a parent was not allowed to provide
temporary housing to adult children or relatives who were in danger of becoming
homeless. Research had been done on the policy, and the Committee would continue the
discussion at its next meeting. The Committee had also recently received an explanation
of the adjustment of Housing Choice Voucher payment standards and a presentation on
the Neighbor to Neighbor Grants.
ADJOURN
There being no further business, Chair David Widmark adjourned the meeting at 7:45 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
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ADOPTED: April 21, 2015
Attest:

Home Forward:

_______________________________
Michael Buonocore, Secretary

_______________________________
James M. Smith, Vice Chair
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CONSENT CALENDAR
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MEMORANDUM

To:

From:

Board of Commissioners

Date:

Mike Andrews, Development &
Community Revitalization Director

Subject:

April 21, 2015
Authorize an Amendment to the
Pioneer Waterproofing Inc.
Contract for Work at Williams
Plaza
Resolution 15-04-01

The Board of Commissioners is requested to authorize an amendment to the construction
Contract No. C1354 with Pioneer Waterproofing Inc. for work related to envelope repair at
Williams Plaza. The amendment is for $141,399, which covers the cost for work
associated with this contract that exceeded the contract amount.
ISSUE
After a formal procurement process, Pioneer Waterproofing Inc. was awarded a contract
to repair the deteriorating masonry façade at Williams Plaza. The Board of Commissioners
authorized this contract for $257,833 by Resolution 13-10-02 in October 2013. As the
work proceeded, it became apparent that the repairs were going to be much more then
originally anticipated as the damage was more extensive than projected. In May of 2014,
the Board of Commissioners authorized amendments in the amount of $350,000 and the
work continued. Pioneer completed the work satisfactorily in September 2014. A recent
review of the contract file indicates that Board of Commissioners’ authorization in the
amount of $141,399 is need for the final contract amendments, which brings the final
contract amount to $749,232.
The Home Forward Public Contracting Rules require Board authorization for contracts and
amendments in excess of $100,000.
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RESOLUTION 15-04-01
RESOLUTION 15-04-01 AUTHORIZES CONTRACT AMENDMENTS OF CONTRACT NO.
C1354 WITH PIONEER WATERPROOFING INC. FOR CONSTRUCTION SERVICES AT
WILLIAMS PLAZA
WHEREAS, Pioneer Waterproofing Inc. has provided construction services related to the
masonry repair at Williams Plaza services under contract No. C1354;
WHEREAS, this work was completed in September 2014;
WHEREAS, authorization for contract amendments totaling $141,399 is required to align
the contract amount with payments previously made to Pioneer Waterproofing Inc.;
WHEREAS, approval by the Board of Commissioners of Home Forward is required for
execution of contracts or amendments exceeding $100,000.
NOW, THEREFORE, BE IT RESOLVED, that the Board of Commissioners of Home
Forward hereby authorizes the execution of amendments in the amount of $141,399 to
Contract No. C1354 with Pioneer Waterproofing Inc. for construction services at Williams
Plaza.
ADOPTED: APRIL 21, 2015
Attest:

Home Forward:

___________________________
Michael Buonocore, Secretary

_____________________________
James M. Smith, Vice Chair
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MEMORANDUM

To:

From:

Board of Commissioners

Date:

Mike Andrews, Director,
Development and Community
Revitalization
503.802.8507

Subject:

April 21, 2015
Authorize the Execution of a Contract
to Upgrade the Domestic Water
Piping at Madrona Place Apartments
Resolution 15-04-02

Patrick Rhea, Project Manager
503.802.8311

The Board of Commissioners is specifically requested to approve a resolution authorizing
the execution of a contract to replace and upgrade the domestic water piping at Madrona
Place Apartments.
ISSUE
Home Forward purchased the Madrona Place Apartments (known as Jeanne Anne at the
time of purchase) in 2010. Prior to the purchase, a capital needs assessment was
conducted to determine the demand for immediate capital repairs and long-term
maintenance cost exposures. One of the items noted as a potential long-term cost was
the domestic water piping. The report indicated that the property owner would experience
problems with the piping ranging from clogs to failures (leaks) in the near future.
The Jeanne Anne Apartments were constructed in 1969-1970 making them 40-years old
at the time of purchase. The domestic water piping was constructed using galvanized
pipe. The useful life of galvanized pipe varies widely depending on local water quality and
quality of the pipe and galvanic material and will vary from 20 to over 100 years. The
inspection of the pipe prior to the purchase indicated that in some locations the pipe was
over 50% blocked with rust as a result of corrosion, thus weakening the integrity of the

Home Forward Board of Commissioners
April 2015

20

pipe. Over the past several years when the maintenance staff has been working on either
bathroom or kitchen sinks they detected locations where the piping was observed to have
a large amount of rust which is staining the sinks. The domestic water piping repairs have
resulted in higher than the usual amount of time and expense in standard operations.
Therefore, Home Forward property management expressed a desire to have the domestic
water piping replaced.
Prior to advertising for the full replacement of the piping, Home Forward contracted to
have two units re-plumbed to serve as a mock-up. From this exercise we learned the
plumbing could be replaced effectively and the cost to do the work should fall within the
given budget. With the knowledge gained from the mockup, Home Forward proceeded to
advertise publicly on March 19, 2015. Two bids were received on April 7, 2015. See
Attachment A – Bid Results. The low bid of $282,000 received from BR Restoration is
within the budget and allows 12% ($33,000) for change orders should unforeseen
conditions or scope change need to occur. In addition, BR Restoration met the 20%
Target Business goal.
Madrona Place is designated as Public Housing, and utilizes the Local Blended Subsidy
program to support the property’s operations. The note on the property, previously held by
NOAH, was refinanced through PNC Bank NA in September 2014, resulting in net
proceeds in the amount of approximately $300,000. These net proceeds are currently
being held within Home Forward’s Affordable Housing Unrestricted Reserves and will fund
the majority of the project costs. The ability to manage construction contingency and
owner change requests will be supplemented by Home Forward’s Capital Fund Program
Grant (CFFP).
SOURCES

USES

Capital Fund Grant

$ 50,000

Affordable HousingUnrestricted Funds

$286,000

TOTAL SOURCES:

BR Restoration-Domestic
Plumbing Contract
Hard Cost Contingency
(12%)
Hard Cost Total:
Soft Costs:
TOTAL USES:

$336,000

$282,000
$ 33,000
$315,000
$ 21,000
$336,000
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ATTACHMENTS
Exhibit A – Bid Results
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RESOLUTION 15-04-02
RESOLUTION 15-04-02 AUTHORIZES THE EXECUTION OF A CONSTRUCTION
CONTRACT TO UPGRADE THE DOMESTIC WATER PLUMBING AT MADRONA PLACE
APARTMENTS
WHEREAS, Home Forward purchased the Madrona Place (known as Jeanne Anne)
Apartments in June of 2010;
WHEREAS, a capital needs assessment was conducted that identified domestic water piping
as a long-term maintenance expense;
WHEREAS, Home Forward maintenance staff have been spending a disproportionate
amount of time and resources maintaining the piping system;
WHEREAS, the property was re-financed in September 2014 allowing for capital
improvements to be made; and
WHEREAS, Home Forward issued bid documents publicly on March 19, 2015, soliciting
contractors to replace the piping and received a bid that met the requirements of the
solicitation;
NOW, THEREFORE, BE IT RESOLVED, that the Board of Commissioners of Home Forward
hereby authorizes the Executive Director to execute a contract with BR Restoration in the
amount up to $315,000.
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ADOPTED: APRIL 21, 2015
Attest:

Home Forward:

Michael Buonocore, Secretary

James M. Smith, Vice Chair

Home Forward Board of Commissioners
April 2015

24

Home Forward
ATTACHMENT A
Madrona Plumbing Mockup
Bid Tabulation
Bids Due:

7‐Apr‐2015

Peninsula Plumbing Co.

24,760

61,899

74,279

37,140

49,519

24,760

UP #1
T&P
8,970

BR Restoration

25,292

63,230

75,876

37,938

50,584

25,292

1,035

Building A

Building B

Building C

Building D

Building E

Building F

UP #2
Blk Outs
1,500

BASE
BID
282,827

Add Alt #1
Attic
8,198

2,810

282,000

8,700

Add Alt #2
With
Corrected
Bibs
Alternates
549
6,588
297,613
6,125

296,825

Additive Alternates #1 and #2 will be considered later should the budget allow their incorporation into the project
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RESOLUTIONS
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MEMORANDUM

To:

From:

Board of Commissioners

Date:

Ian Slingerland, Director of
Homeless Initiatives
503.802.8370

Subject:

April 21, 2015
Authorize Changes to the
Administrative Plan
Resolution 15-04-03

Rachael Duke, Supportive
Housing Program Director
503.280.4001

The Board of Commissioners is specifically requested to authorize changes to the
Administrative Plan, which governs Home Forward’s Section 8 Housing Choice Voucher
program. These changes implement local preferences for the Housing Choice Voucher
program in support of recommendations coming from a Home for Everyone action
planning.
This activity is in alignment with Goal 1 of the Strategic Operations Plan: We will deploy
resources with greater intentionality and alignment with other systems while increasing the
number of households served.
ISSUE
A Home for Everyone is a community-wide effort to better assist people experiencing
homelessness in Multnomah County. Established through a charter adopted by the Cities
of Portland and Gresham, Multnomah County and Home Forward, A Home for Everyone is
led by an Executive Committee comprised of jurisdictional and funding partners including
the Mayor and County Chair. This Executive Committee is supported by a Coordinating
Board comprised of a diverse set of community, non-profit and government stakeholders.
By charter, Home Forward has a seat on the Home for Everyone Executive Committee.
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We are requesting adoption of two limited preferences for Housing Choice Vouchers in
support of action planning recommendations from A Home for Everyone, as discussed at
the April 8, Board of Commissioners Work Session.
1. Limited Housing Choice Voucher Preference for families with children exiting
homelessness through the Homeless Family System of Care: The preference will be
structured to assist families exiting homelessness through referrals for the
preference from service agency partners that are part of the Homeless Family
System of Care. A Memorandum of Understanding between Home Forward and
the service agency will establish eligibility and selection criteria and will commit the
service agency partners to making ongoing supportive services available for
referred families. Vouchers in the Homeless Family System of Care will assist
families that have been placed (or are being placed) in permanent housing with
short-term, locally-funded assistance and, through engagement with the system,
have been assessed to need longer term assistance to prevent a return to
homelessness. This preference will be capped at 200 vouchers.
2. Limited Housing Choice Voucher Preference for veterans experiencing
homelessness that are ineligible for VASH: VASH vouchers require participants to
be eligible for healthcare through the Veterans Administration. A subset of Veterans
experiencing homelessness in our community are not eligible for VA healthcare
(predominately as a result of their discharge status or the duration or time of their
service.) We are requesting a limited preference for the Housing Choice Voucher
program for Veterans experiencing homelessness that are currently ineligible for VA
healthcare. The preference will be capped at 50 vouchers, and the veterans would
be referred for the preference from service agency partners that agree to make
ongoing supportive services available to the participant for the length of their
participation on the voucher program.
Impact on Housing Choice Voucher program leasing
If these preferences are adopted, we anticipate leasing 250 vouchers under the
preferences by the end of fiscal year 2016. The impact these preferences will have on
access to the voucher program can be assessed in a couple of ways:


Under current projections, these 250 vouchers will represent 4% of the roughly
6,500 tenant-based housing choice vouchers (excluding VASH and Family
Unification Program vouchers) we anticipate being under lease at the end of the
calendar year.
2
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Based on our anticipated waitlist pulls and leasing schedule, these 250 vouchers
will represent 25% of the tenant-based vouchers (excluding VASH and Family
Unification Program vouchers) we anticipate being newly leased in fiscal year 2016.



Based on our anticipated waitlist pulls and leasing schedules, fully leasing up
families under these proposed preferences by the end of the fiscal year could result
in some families currently on the waitlist remaining on the waitlist for up to three
months longer than they would absent these preferences. While this delay is not
insignificant from the perspective of the families on the waitlist, we believe the value
of demonstrating our leadership within a Home for Everyone and prioritizing
vulnerable families experiencing homelessness through these preferences is a
proper course to take.

ATTACHMENTS
Attachment 1: Revision table outlining the Admin Plan Changes being recommended as
compared to current language
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RESOLUTION 15-04-03
RESOLUTION 15-04-03 AUTHORIZES HOME FORWARD TO AMEND LANGUAGE IN
THE ADMINISTRATIVE PLAN WHICH GOVERNS PROCESSES AND PROCEDURES IN
THE SECTION 8 HOUSING CHOICE VOUCHER, MODERATE REHABILITATION
PROGRAMS AND OTHER RENT ASSISTANCE PROGRAMS
WHEREAS, Home Forward is committed to continuing to provide leadership within A
Home for Everyone, a community-wide effort to better assist people experiencing
homelessness in Portland; and
WHEREAS, a Home for Everyone has developed action plans to end homelessness
amongst veterans in Multnomah County by the end of 2015, and to reduce by 50% the
total number of people experiencing homelessness in Multnomah County by July 2017;
and
WHEREAS, access to long-term rent assistance is a critical component to these plans;
WHEREAS, Home Forward wishes to target a portion of the Housing Choice Voucher
program for vulnerable families exiting homelessness;
NOW, THEREFORE, BE IT RESOLVED, the Board of Commissioners of Home Forward
hereby authorizes the Executive Director to approve changes to the Administrative Plan
governing the Housing Choice Voucher and other rent assistance programs necessary to
allow up to two hundred and fifty families experiencing homelessness, including up to fifty
families with a veteran that is ineligible for HUD-VASH and up to two-hundred families with
children served through Multnomah County’s Homeless Family System of Care, access to
Housing Choice Vouchers through a local preference.
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ADOPTED: APRIL 21, 2015
Attest:

Home Forward:

__________________________________
Michael Buonocore, Secretary

_____________________________
James M. Smith, Vice Chair
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Home Forward Summary of Proposed Revisions to the Section 8 Administrative Plan
Chapter

Proposed Policy / Language

4

The following voucher set-asides preferences for families that are exiting homelessness
will be ranked #1. Home Forward will limit the number of vouchers set aside for these
preferences to 250. Once 250 families lease up with vouchers issued under these
preferences, the preferences will sunset:


Current Policy / Practice
Not addressed in current policy

Home Forward will grant a preference to up to 200 families that are currently
in Multnomah County’s Homeless Family System of Care (HFSC). HFSC
serves families with children experiencing homelessness in Multnomah
County. HFSC includes families on the HFSC queue who are currently
experiencing homelessness and families that have been recently placed in
housing with locally funded, short-term, rapid rehousing assistance.
Families within HFSC are prioritized for placement assistance based on an
assessment of safety and vulnerability. For this preference, the following
circumstances must apply:
Home Forward has executed a Memorandum of Understanding (MOU) with a
partner agency in the Homeless Family System of Care. The MOU outlines
eligibility criteria for the preference and criteria for determining how families will
be selected and referred to Home Forward from eligible families within the
Homeless Family System of Care;
Home Forward received a written referral from the partner agency, including a
certification that the family meets homeless eligibility criteria and was selected
and referred to Home Forward in accordance with criteria outlined in the MOU;
The referring partner agency agrees to make ongoing supportive services
available to the family for the length of the family’s participation in the HCV
program.



Home Forward will grant a preference to up to 50 families that include a
veteran experiencing homelessness and are ineligible for HUD – Veterans
Affairs Supportive Housing (HUD – VASH) voucher if the following
circumstances apply:
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Home Forward has executed a Memorandum of Understanding (MOU) with a
referring partner agency. The MOU must outline that to be eligible for the
preference a family must include a veteran experiencing homelessness that is
ineligible for HUD VASH. The MOU must include criteria for determining how
families will be selected and referred to Home Forward from eligible veteran
families experiencing homelessness that are ineligible for VASH;
Home Forward received a written referral from the partner agency, including a
certification that the family includes a veteran, confirmation that the veteran in
the family is ineligible for HUD VASH, and certification that the family was
selected and referred to Home Forward in accordance with criteria outlined in the
MOU;
The referring partner agency agrees to make ongoing supportive services
available to the family for the length of the family’s participation in the HCV
program.
Based on the capacity of the service provider and supportive services available to the
families as outlined in the MOU, screening and eligibility criteria for exiting
homelessness preference applicants may be different from Home Forward’s regular
requirements for the HCV program laid out in Chapter 3, except in the situations for
which denial of assistance is mandatory.
4

Households with no preference will be ranked #4 and will be selected from the waiting
list for twenty percent of the turnover vouchers, excluding those selected as a result of
the voucher set-asides preferences for exiting homelessness.
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MEMORANDUM

To:

From:

Board of Commissioners

Date:

Michael Buonocore
Executive Director
503.802.8300

Subject:

April 21, 2015
Public Housing Strategy
Resolution 15-04-04

The board is requested to adopt policy guidelines that will guide our decision making as
we embark on important next steps to shift the underlying subsidy for the remainder of our
public housing portfolio from public housing to Section 8 rent assistance. In the coming
weeks, we will talk to the residents of the properties where this change is proposed, as
well as with our community partners, in order to explain the process and hear and respond
to their concerns and ideas. We believe these policy guidelines provide important
assurances that will help all our stakeholders understand our values and intentions as a
framework for a very technical process.
This subsidy conversion initiative, which began with 85 Stories, is a multi-layered effort that
will continue over several years. This memo also discusses where we are in the planning
process for the initiative and outlines what we will bring to you for review and approval over
the next several months.
ISSUE
Public housing in this country has evolved since its inception in 1937. As we’ve discussed
with you over the last two years, influences we recognize yet have little control over have
triggered the latest stage in this evolution. For quite some time, it’s been a frustrating truth
that the federal funding mechanism for public housing – the annual operating subsidy and
capital grant – is inadequate. As a result, this real estate has a deferred maintenance
backlog of more than $26 billion nationally.
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To address this challenge, the U.S. Department of Housing and Urban Development has
created a path that allows for changing the underlying subsidy for public housing to rent
assistance. This has several advantages for the future of the real estate while providing
the same deep rent subsidy for residents:
 HUD’s rent assistance programs are a larger, more stable, and more predictable
part of the department’s budget and enjoy strong political support.
 Under this financial and regulatory model, owners can operate the properties closer
to a true real estate asset, leveraging equity and debt to address capital needs.
 Federal revenue comes to the property as housing assistance payments that are at
least equal to public housing funding and more likely to increase with inflation over
time.
We started this subsidy shift with the public housing high rises that are part of our 85
Stories initiative. The first four of the ten – Gallagher Plaza, Hollywood East, Northwest
Tower and Annex, and Sellwood Center – now operate as project-based Section 8
properties, and we submitted applications last year to convert the remaining six buildings.
We now have turned our attention to the rest of the public housing portfolio. As time
passes and capital needs mount, we find ourselves constrained in the options we have to
address them. We can stay the course in the public housing program and risk further
financial and physical deterioration, or follow the path HUD has created. We believe the
second option is our only viable choice, given the long-held value we have around keeping
this resource and preserving it for future generations.
We are in the early stages of developing the plans that would allow us to effect a subsidy
change for the remainder of our portfolio. The first steps involve evaluating the choices we
have among different rent assistance programs and determining which properties would
benefit from immediate capital work.
As these plans progress, we will follow policy guidelines that reflect how we’ve
approached our public housing portfolio since we applied for our first HOPE VI grant 15
years ago. The attached document describes the guidelines in the context of the latest
chapter in the evolution of public housing. They represent what we’ve held important as
we’ve worked to preserve our public housing, and now the benefits of that program.
In addition to seeking your approval for our direction and the policy guidelines in April,
there will be decision milestones in the next three months:
 May board meeting: we will hold a public hearing on an amendment to our MTW
plan required to submit applications to HUD for the subsidy changes we envision.
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June work session: we will present and discuss our initial property-by-property
plan for subsidy changes.
June board meeting: we will seek your approval for the MTW plan amendment and
the overall plan for the initiative. We also will seek approval for the second step in
the process involving the additional high-rise applications we submitted last year.
July board meeting: we will ask for approval for the final set of applications we will
submit to HUD for subsidy change for our public housing properties.

We very much appreciate the time, attention, and guidance you have given us over the
past two years as we’ve contemplated how best to preserve the many benefits that our
public housing portfolio brings to our residents and the larger community.
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Public Housing:
Policy Guidelines for Preserving the Real Estate and Its Benefits
Home Forward provides opportunities to people in our community who need safe, decent,
and affordable housing. For nearly 75 years, providing housing has been a foundation for
our work. Today we have about 6,500 units of housing throughout Multnomah County that
provide a reliably affordable home for families, seniors, and people with disabilities.
Nearly 2,100 of these homes operate as public housing, a specific subset of affordable
housing that receives federal operating and capital funding. The buildings and the deep
rent subsidies they provide are important resources for Home Forward and the people we
serve. Unfortunately, given waning federal support, mounting capital needs, and growing
demand for affordable housing, the public housing program itself severely limits our ability
to reinvest in these homes and meet the preservation challenges each apartment
community faces. The reality is that the ongoing viability of this resource is in jeopardy.
It is in the best interests of our residents and the properties they call home to pursue a
transition from public housing subsidy to a type of Section 8 rent assistance for all of
Home Forward’s public housing communities. Section 8 provides more stable operating
funding and allows Home Forward to use a conventional real estate model that leverages
equity and debt to make capital improvements.
The process to convert to Section 8 began with our 85 Stories effort to preserve our highrise public housing communities. We now are developing plans to make the change for
the rest of our public housing portfolio. Several important policies will guide us as we
undertake this complex and challenging initiative. We’ve developed these policies as a
result of our work over the last 15 years, starting with our first HOPE VI redevelopment, to
preserve this vital community resource.
Policy Guidelines for Subsidy Conversion:
1) Continue to serve very low-income populations in these communities.
2) Maintain ownership or control of the properties.
3) Improve the physical and financial condition of the properties.
4) Partner to optimize public and private resources on behalf of the properties and our

residents.
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RESOLUTION 15-04-04
RESOLUTION 15-04-04 ADOPTS PLANNING AND POLICY GUIDELINES FOR
CONVERTING PUBLIC HOUSING SUBSIDY TO RENT ASSISTANCE
WHEREAS, Home Forward is committed to preserving its public housing real estate and
benefits for future generations; and
WHEREAS, the agency has worked for the past 15 years to preserve this community
resource, undertaking three HOPE VI redevelopments, selling and replacing scattered site
public housing with more efficient multifamily communities, and launching the 85 Stories
initiative to address the major capital needs at its high rises for seniors and persons with
disabilities; and
WHEREAS, the U.S. Department of Housing and Urban Development is encouraging
housing authorities to convert the underlying subsidy for public housing to rent assistance,
a larger and more stable federal program with greater political support; and
WHEREAS, this change preserves deep rent subsidies for residents and allows owners to
leverage equity and debt for capital improvements, a model that has been used
successfully with the first four 85 Stories apartment communities;
NOW, THEREFORE, BE IT RESOLVED, the Board of Commissioners of Home Forward
directs the agency to use the policy guidelines accompanying this resolution to develop a
plan for converting the underlying subsidy for the remainder of the public housing portfolio,
with the plan subject to board approval.
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ADOPTED: APRIL 21, 2015
Attest:

Home Forward:

____________________________________
Michael Buonocore, Secretary

______________________________
James M. Smith, Vice Chair

6
Home Forward Board of Commissioners
April 2015

39

STAFF REPORTS
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MEMORANDUM

To:

From:

Board of Commissioners
Mike Andrews, Director of
Development and Community
Revitalization
503.802.8507

Date:

Subject:

April 21, 2015
Beech Street Design-Build
Contract Closeout Report

This report is intended to provide information to the Board evaluating the results of the
design-build procurement process used in the development of Beech Street Apartments
and LifeWorks NW Project Network. No action is required of the Board.
Home Forward utilized an alternate contracting methodology, allowable under state law
subject to certain findings. The purpose of the report is to compare how the design-build
process worked relative to the findings1 approved by the Home Forward Board in February
2012. This close-out report is also required under state law.
The report provides a summary account of how the project actually performed compared
to the Findings. The format of the report includes each of the Findings and then continues
with the achievement of those outcomes. The outcomes include data in response to
specific Findings, as well as examples to illustrate various situations the design-build
contractor encountered and how they and their team managed through those conditions.
We believe the outcomes addressed in the findings were met. In addition, we had
workforce, Section 3 and target business participation results that exceeded the goals we
had set.
ATTACHMENT
Beech Street Apartments, LifeWorks NW Project Network Closeout Report

1

Justification for a contracting agency to not use a competitive, low-bid procurement process
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BEECH STREET APARTMENTS
(Previously Project Network)
Post-Project Evaluation Report
April 21, 2015
Project Assessment Requirements
Oregon law requires all public improvement projects to be procured by competitive low
bid. The exception is when the state or local contract review board authorizes an
alternative contracting method that will account for market realities and modern practices
consistent with the public policy of encouraging competition. Oregon Revised Statutes
(ORS) 279C.330 and 279C.335 require the public contract review board to approve two
findings submitted by the agency: (1) that the exemption is unlikely to encourage
favoritism in the awarding of public contracts or substantially diminish competition; and (2)
that the exemption will result in substantial cost savings and other substantial benefits to
the public agency.
For public improvement projects, these statutes provide that the findings may include,
among other things, information regarding the following:
a.
b.
c.
d.
e.
f.
g.
h.

Operational, budget and financial data
Public benefits
Value engineering
Specialized expertise required
Public safety
Market conditions
Technical complexity
Funding sources

On February 21, 2012, the Board of Commissioners, acting as the Contract Review
Board, adopted findings which are excerpted (in italics) in this report. The ORS requires
that this report address the findings established at the time the exception was granted.
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ORS 279C.335 (2) (a): Unlikely to Encourage Favoritism or Substantially Diminish
Competition
Background and Finding:
In February 2010, LifeWorks Northwest (“LifeWorks”) approached Home Forward to
discuss Home Forward’s interest in working with it, and its existing development partner,
Gerding Edlen Development (“GED”), to develop a project (the “Project”) that would
include space for LifeWorks’ existing Project Network program and permanent rental
housing owned and operated by Home Forward. LifeWorks is a non-profit organization
that provides culturally responsive mental health and addiction services to people in the
Portland metropolitan area. Project Network is a unique and highly respected program
that provides extensive treatment services for women recovering from alcohol and drug
use. It includes 35 studio apartments providing short-term (average six months) housing
for parents with children under the age of 11 years old. Project Network is currently
operating in an obsolete facility (built in 1928) that will not be available after Fall 2014 when
the lease is set to terminate. The concept proposed by LifeWorks is to build and co-locate
the new Project Network units in the same development as approximately 30 Home
Forward permanent housing units. These permanent housing units would support the
women and their families as they move through their treatment. The Project would be built
on a suitable site located in Northeast Portland and GED, serving as the developer, would
be responsible for design and construction of the Project. Home Forward is evaluating a
site located on Northeast Beech Street that may be suitable. In addition to the Project site,
other resources for the Project are likely to include Low Income Housing and New Market
Tax Credits and tax-increment funding from the City of Portland. Assuming the funding
package is assembled as planned and other conditions for the development of the Project
are satisfied, construction would commence in June 2013 with a completion date of
August 2014. The costs of design and construction of the entire Project Network is
estimated at approximately $18,700,000 of which $10,400,000 is the cost of Home
Forward’s permanent housing component.
Contracting directly with GED, the Project’s identified design/build contractor, will allow
Home Forward to take advantage of the opportunity presented by Lifeworks to participate
in their very successful and essential Project Network. Competition effectively does not
exist for this contract.
Outcome:
Home Forward obtained board approval and accepted LifeWork’s exclusive offer to join
LifeWorks and their existing development partner Gerding Edlen Development (GED).
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LifeWorks and Home Forward executed a design build contract with GED serving as the
project developer for design and construction of the Beech Street Apartments and Project
Network (“The Project”).
GED pursued a competitive procurement process at the design and general contractor
levels by notifying several leading industry architects and general contractors of the
opportunity to respond to an informal request for proposals (IRFP). GED’s procurement
process encouraged responders, increased competition and did not encourage favoritism.
GED’s Construction Management/General Contractor (CM/GC) procurement allowed
Home Forward and LifeWorks to select a prime contractor and to maximize opportunities
for participation by all potential subcontractors, including minority and women-owned
businesses.
A selection committee made up of representatives from Home Forward, GED and
LifeWorks evaluated the design and contractor proposals. The selection committee
interviewed the finalists and scored the proposals using the evaluation criteria included in
each of the IRFP. The design team, Holst Architect and O’Neil/Walsh Community
Builders, LLC were selected as the firms best positioned to execute the work. The
recommendation was forwarded to the Home Forward Board of Commissioners, who
authorized execution of the contract between Home Forward and GED, who in turn
contracted with Holst and O’Neil/Walsh Community Builders, LLC.
ORS 279C.335(2)(b) Cost Savings and Other Substantial Benefits
A. Operational, Budget and Financial Data
Findings:
The contract will use a guaranteed maximum price, or fixed-priced structure, either of
which will provide Home Forward protection against cost overruns or will also provide a
share in cost savings.
Outcome:
With board approvals, Home Forward and LifeWorks NW executed a Design/Build
contract June 13, 2013, for a guaranteed maximum price (GMP) with Gerding Edlen
Development (GED) for the Beech Apartments and the Project Network construction
scope, thus providing protection against cost overruns.
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Findings:
Cost savings to Home Forward are anticipated through the use of the design/build method
of contracting, by reducing design flaws and misunderstandings, by incorporating value
engineering suggestions into the design phase in a team approach, and in shortening
construction time.
Outcome:
The design/build contract with GED and their subsequent design and contractor contracts
allowed for early participation with design, cost estimates and value engineering in order to
maintain costs and schedule. GED provided cost estimates via their contractor at the end
of each phase: Schematic Design, Design Development and prior to permit construction
documents. At the end of each phase, each cost estimate was higher than the current
budget. By working through the value engineering process with GED and their
design/construction team, Home Forward and LifeWorks were able to ensure that the
project stayed within budget.
Findings:
Cost savings to Home Forward will be realized through the shared cost of joint facilities
within the Project, including the initial construction cost and operational cost after
construction is completed.
Outcome:
Examples of the joint facilities cost savings would be in the shared land acquisition costs,
the parking lot costs; the green roof costs; and the community room costs. Specifically,
as part of the design and programming process, the team learned that both entities, Home
Forward and LifeWorks required a community gathering space for their various programs.
By identifying this requirement early on, each entity was able to save on costs by creating
a shared community space; both are able to have access to community space and prorate
their costs incurred during construction and for operation costs on an on-going basis.
The construction cost for the community space was approximately $452,411shared
between Home Forward (59%) and LifeWorks (41%). The savings to Home Forward was
approximately $185,489 and to LifeWorks was $266,922.
Findings:
Having a single entity responsible for both design and construction will help define and
contain Project costs by reducing the resources required to coordinate between and
among the designers during the design phase and between and among the designers and
the contractor during the construction phase.
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Outcome:
The design-build contract resulted in efficiencies in the administration and the coordination
aspects of the project. With GED as the lead entity to coordinate between the owners and
the design/construction team, this ensured that the funding sources regulations,
requirements, schedules and deadlines were met.
Findings:
Anecdotal evidence suggests that the design-build delivery method results in fewer claims
during construction, because a single entity is responsible for both design and
construction, whereas on a typical design-bid-build project the acts or omissions of the
designer or contractor can result in claims against the project owner. Similarly, unless
there are changes to Home Forward’s original design criteria, excessive change orders
and other unanticipated costs likely will be reduced.
Outcome:
There were no claims during the construction period and there are no claims currently
relative to the design and/or construction.
By having a design-build contract, Home Forward and LifeWorks were able to achieve
greater cost control, capture savings and incorporate additional scope into their respective
development budgets. The original design-build construction contract amount was
$10,813,329. The cost of construction increased in some areas: unforeseen conditions
($152,694) and city permit requirements ($ 58,761). Some savings were realized through
the bid/buyout process, allowing additional scope of $641,387 to be incorporated into the
project.
B. Public Benefits
Finding:
The public will benefit greatly when the proposed new Project Network, including the
significant enhancement of the permanent public housing units, is completed and provides
services to families. These units will be unique within Home Forward’s existing portfolio, as
they will be prioritized for Project Network (and other like) clients. Home Forward will be
able to provide housing to some of our area’s most needy families as they graduate from
treatment services provided by LifeWorks and move into adjacent permanent housing.
The close proximity of this permanent housing to LifeWorks’ treatment services will
increase access to those services, thus enhancing the program. This enhancement to the
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existing Project Network services will be significant as permanent supportive housing is
critical to the ultimate success of the families being served by Project Network.
In addition, establishing a partnership with a qualified design-build contractor early in the
Project schedule allows the development of practical approaches that achieve high levels
of participation by minority, women-owned and emerging small businesses and by local
businesses and allows collaboration with pre-apprenticeship programs to grow workforce
opportunities.
With a negotiated design-build contract, the process will allow a fast-track which will save
the public money as discussed in the general findings above and deliver the critical public
housing in a timely matter.
Outcome:
These findings are demonstrated in the following examples:
1. The development anticipated a condominium ownership with Home Forward and
LifeWorks. The two entities are separated by both a financial and physical division.
Specifically, Home Forward developed (32) units of permanent supportive housing
for families that have successfully completed a six month treatment program and
developed the Project Network treatment facility for 35 households.
2. Upon completion immediate benefit realized by the full occupancy of the Project
Network facility for all families to receive the critical services and programs.
3. Upon completion immediate benefit realized by the full occupancy of the permanent
housing units for all families in order to successfully continue in their recovery
program.
4. The design/build contract included Home Forward’s equity goals, thus promoting
early outreach in the contacting plan. This included hiring minority, woman-owned
and small business enterprises collectively known as Target Businesses. In
addition, a requirement to contract with Section 31 businesses and to hire people
that qualified as a Section 3 participant was also included.

1

Section 3 is HUD program created to provide work opportunities for very low income individuals
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5. GED, through their contractor developed a contracting plan including a strategy to
best achieve the Target Business and Section 3 goals. The results are shown
below in Table 1:
Table 1
MWESB
Section 3 Totals
Contracting
Original Goals:
Final Results:
Total Amount

20%
23.73%
$2,687,855

10%
17%
$1,922,951

Section 3 Hiring
(%) only
30%
38%

The design-build contracting method in comparison to a typical contract, allowed for an
overall accelerated development schedule whereby the total schedule (programming,
design and construction) were completed four months early.
C. Value Engineering
Finding:
Constructability and value engineering analysis will be provided during the design phase of
the contract. This analysis is not as effective when used on a competitively bid project
because the greatest benefits are realized during the design phase, which necessarily
precedes the bidding phase. Another advantage of this analysis during the design phase
is that cost savings are immediate rather than postponed as with competitive bidding.
Value engineering after the bidding phase often requires costly re-design services, which
tend to offset any potential savings.
Outcome:
As noted earlier, GED through the design team and contractor provided cost estimates at
the end of each phase (schematic, design, pre-bid) and at each of these phases the
estimated cost exceeded the budget. The contractor established a value engineering
process to maintain the budget while ensuring quality. The ability to implement a
successful value engineering process was made more challenging by the project having
two ownerships and shared programming space. GED and their contractor utilized a
document control and cost estimating system that allowed team members to understand
the status of the project and make informed decisions.
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D. Specialized Expertise Required
Finding:
Contractors, for this type of project, must have expertise and experience managing large
complex, multi-phased construction contracts. GED has significant experience developing
such projects. In addition, GED and their trade contractors will work closely with design
consultants and Home Forward’s staff to develop a safe work plan, construction phasing
sequence, and temporary facilities. Such specialized expertise cannot be effectively
evaluated with competitive bidding.
Outcome:
This design-build contract, led by GED allowed Home Forward and LifeWorks the ability to
select extremely qualified firms in design and construction while ensuring competition and
value.
In addition, GED’s experience in residential housing, mixed-use and commercial
development exceeded the specialized criteria for the project. The specialized expertise
requirement and the Home Forward requirements (wage requirements, MWESB, Section
3) were included in the design/build contract.
E. Public Safety
Finding:
A negotiated contract will allow Home Forward, LifeWorks, and GED to jointly develop a
construction phasing plan and safety plan during the design process. This early planning
will ensure that all safety provisions and temporary permanent facilities are clearly identified
and included in the contract. Furthermore, having one design/build contractor on the
Project site, rather than multiple prime contractors, will allow GED to safely perform the
work, safeguard hazards on the site, and coordinate construction activities between the
Home Forward and LifeWorks areas of the Project, all of which must be performed under
tight schedule constraints.
Outcome:
The design/build contract with GED and the subsequent procurement process mentioned
earlier included the review and scoring of each firms proven safety credentials. The
O’Neill/Walsh team entered the project with a two-year average of 0.73 Experience
Modifier Rate (EMR). The EMR is an indicator of how safely a contractor runs their job.
The industry average is 1.0. Anything under 0.80 is considered excellent.
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There was no significant accident or loss of time accidents during the construction phase.
In addition to the traditional construction safety concerns, other safety issues involved safe
egress and ingress for the neighboring elderly building to the south of the development
site.
F. Market Conditions
Finding:
This negotiated contract will have no negative impact on the contracting or subcontracting
market in the Portland area. A sufficient number of qualified firms are available to ensure
adequate competition at the sub-contracting level, which will be competitively bid. This is
a unique opportunity to enhance the local economy because it is unlikely the Project would
be built in the near future without this public-private cooperation.
As a single contract exemption, market conditions will not be directly affected, however,
positive indirect market impact will occur by creation of jobs generated as a result of the
contract. Although the contract with GED will be awarded without direct competition, both
the designer and the general contractor will be selected through a competitive process. In
addition, the general contractor will in turn subcontract a substantial portion of the
construction work. These subcontractors will also be selected through a competitive
process. The Project is unique and it is highly unlikely that this procurement will have any
effect on or substantially diminish competition for future public contracts.
Outcome:
As planned, the designer, general contractor and subsequent subcontractors were
selected through a competitive process. The contractor developed a contracting plan that
was used to strategically break up scope and work packages for the subcontractors. This
was used in conjunction with the Target Business Plan. These plans guided bidding
strategies, outreach efforts to the minority and small business community, as well as
timing of the large subcontractors for electrical, plumbing and concrete work. This
process ensured community outreach, Section 3 and Target Business goals were met.
G. Technical Complexity
Finding:
The complexity of this Project includes the placement of both Project components on the
same site, located in a busy urban neighborhood. The likely site is not overly large and
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thus will complicate the design; fitting all program elements on the site in a way that works
for the separate owners and results in a well-designed, integrated project. This, along with
the requirements related to economic participation that comes with federal funding, drive
the complexity of the Project. A negotiated contract allows the contractor to better
understand operations impacts to the construction and participate in developing the
construction phasing, construction site access, and other coordination processes required
of projects of this type.
A low-bid procurement does not evaluate a bidder’s technical qualifications or proven
ability to meet critical deadlines. Failure to perform the work in this contract in accordance
with community and public body expectations would result in adverse relationships and
cost impacts to Home Forward. Use of a request for proposals, which will include a
number of criteria in addition to price, allows Home Forward to evaluate a contractor’s
experience in similar work, including on-time performance, expertise with “green” building
strategies, community and governmental coordination, and the ability to absorb minor
work plan adjustments.
Outcome:
Due to the nature of the funding being brought to the project, the design of the project and
the fast-paced schedule, the construction permit could not be divided into separate
building permits. This was a tight development site on a small urban lot on which to build.
The contractor worked diligently to manage the bid process, coordinate permits with the
City and maintain an accurate document control system. This required a contractor that
had a proven record of being able to manage this complexity. Home Forward was able to
move forward with confidence that GED and their general contractor were able to perform.
To provide a sense of what the contractor had to manage, the list below is a summary of
the multiple obligations and requirements of Home Forward, HUD, the City of Portland,
Oregon Housing and Community Services, Wells Fargo Affordable Housing CDC and other
stakeholders and neighbors:







2 owners; 1 permit
Urban small site
Multiple funding sources
Outreach to Target Business community
Section 3 business and personnel hiring goals
Environmental obligations: Earth Advantage
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H. Funding Sources
Finding:
The funding sources will primarily consist of highly competitive public funds and, once
established, the Project budget and sources will become fixed. A negotiated design/build
contract is a better method than low bid for Home Forward to achieve the necessary cost
control required when scarce public funds are in play. Also, because Home Forward
expects to apply for competitive Low-Income Housing Tax Credits, selection of a wellestablished, experienced design/build developer such as GED will assist in attracting LowIncome Housing Tax Credit equity partners and the participation of lenders. The quality of
GED and their proven ability to meet schedule requirements will help attract better pricing
for private financing.
Outcome:
The ownership and project team qualifications and abilities were factors in receiving the
competitive funding awards from the state and the city.
Budget and schedule were met while fulfilling obligations of all funding sources and
program elements. Through successful buyout and remaining contingencies, additional
scope and services were incorporated into the project.
One standard of measurement as to how well the owner and development team is
perceived by institutional investors is the price they are willing to pay for the tax credits. At
the time the Request for Proposal was issued to prospective investors the market was
paying about $0.95 per tax credit. For Beech Street Apartments the selected investor,
Wells Fargo, proposed to pay $1.04 which is 10% higher. This is an indication of the
confidence they placed in the assembled ownership and development team on this size of
project resulting in over $737,000 additional dollars for the project.
Conclusion: Preferred Contracting Method – Direct Selection of Design/Build Contractor
Contracting directly with GED, the Project’s identified design/build contractor lead, allowed
Home Forward to take advantage of the opportunity presented by LifeWorks to participate
in their very successful and essential Project Network. Competition effectively did not exist
for this contract and this exemption resulted in significant cost savings to Home Forward
and LifeWorks in completing a highly regarded community benefit.
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Procurement & Contracts Department
MONTHLY CONTRACT REPORT
Contracts Approved 2/1/15 - 3/31/15

CONSTRUCTION & MAINTENANCE SERVICES

Contract
Amount

Contract #

Contractor

Description

Department

T1522

Phil-Am
Enterprises, Inc

$

T1523

Rose City
Contracting

T1524

50,000.00

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

Prop Mgmt

2/3/2015

1/31/2016

$

50,000.00

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

Prop Mgmt

2/3/2015

1/31/2016

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

C1526

ServiceMaster of
Portland

$

1,799.61

Williams Plaza, Trauma Scene Biohazard Cleanup

Prop Mgmt

3/3/2015

3/31/2015

Peninsula Plumbing $

10,861.00

Madrona Place Plumbing Mockup, RFB 12/14-274

DCR

3/3/2015

3/31/2015

C1528

Execution Date Expiration Date

C1537

Oak Hill Roofing &
Sheet Metal

$

20,630.00

Tear off and Replace existing roof at Tamarack Apts,
Building # 4103, Informal, 3 bids

DCR

3/12/2015

6/30/2015

C1549

Delta Painting LLC

$

4,500.00

Tamarack Apts, exterior painting of stairwell and handrails

DCR

3/12/2015

6/30/2015

PROFESSIONAL SERVICES

Contract
Amount

Contract #

Contractor

Description

C1527

Cathy Schuh

$

Labor relations training and consulting services to prepare
5,000.00 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

C1550

Portland
Community
Housing

$

-

MOU with Portland Community Housing Center will provide
asset Training to Homeforward for PHC homeownership
clients

Rent Assistance

2/24/2015

2/23/2020
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C1539

Precision Images

$

99,000.00

As needed printing services; Cooperative Agreement
#105169 with Port of Portland

DCR

3/12/2015

2/1/2016

C1548

Edgewerk, LLC

$

1,000.00

Technical assistance for RFP preparation

Prop Mgmt

3/24/2015

6/30/2015

C1540

Educate Ya, Inc.

$

2,500.00

Provide assessment and classroom instruction for English
language proficiency

Resident Services

3/26/2015

8/31/2015

AMENDMENTS TO EXISTING CONTRACTS

Contract
Amount

Contract #

Contractor

Description

Department

C1393gp-2

Walsh Construction
Co.

$

C1394hwe-2

Walsh Construction
Co.

C1394swc-2

Execution Date Expiration Date

30,000.00

Pre-Construction Consultant Allowance (design), RFP 09/13225

DCR

2/2/2015

1/29/2015

$

30,000.00

Pre-Construction Consultant Allowance (design), RFP 09/13225

DCR

2/2/2015

1/29/2015

Walsh Construction
$
Co.

(10,000.00)

Pre-Construction Consultant Allowance (design), RFP 09/13225

DCR

2/2/2015

1/29/2015

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

C1491-3

Delaris

$

-

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

DBS

2/26/2015

6/30/2015

T1477-1

RDH Building
Sciences, Inc.

$

100,000.00

On Call Building Envelope Consulting Services, RFP
07/14/254. Amended to add $100,000 available funds

DCR

2/26/2015

9/30/2017

C1491-2

Delaris

$

-

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

DBS

2/28/2015

2/28/2015

C1491-3

Delaris Technical
Consulting

$

-

Landlord Portal Assessment, Amended to add more time to
complete assessment. Extend contract through 6/30/2015

DBS

3/2/2015

6/30/2015

C1431-1

Nancy Haque

$

Prop Mgmt

3/9/2015

2/28/2015

C1487-2

MH Operable
Solutions LLC

$

Assist and Train Home Forward staff on repair broken
windows at Dahlke manor and Williams Plaza on 3/6/15.
Adds $760.

DCR

3/18/2015

4/30/2015

C1393gp-3

Walsh Construction
Co.

$ 11,338,738.00

Construction Administration (design) and Design Allowance,
RFP 09/13-225

DCR

3/20/2015

3/4/2016

C1393nwt-3

Walsh Construction
Co.

$ 8,477,933.00

Construction Administration (design) and Design Allowance,
RFP 09/13-225

DCR

3/20/2015

3/4/2016

C1394hwe-3

Walsh Construction
Co.

$ 12,134,272.00

Construction Administration (design) and Design Allowance,
RFP 09/13-225

DCR

3/20/2015

3/7/2016

C1394swc-3

Walsh Construction
Co.

$ 9,326,355.00

Construction Administration (design) and Design Allowance,
RFP 09/13-225

DCR

3/20/2015

3/2/2016

C1437-2

Multnomah County

$

IGA, Multnomah County Contract # 4400001118. Agreement
to retain a qualified contractor to install certain
weatherization measures at Unthank Plaza.

DCR

3/20/2015

12/31/2014

Facilitate Planning Retreat for HF staff and Community
5,000.00 Organizers, Summarize the Events and Facilitate 2-4 Trainig
Events and Conduct a Lessons Learned Session

760.00

-
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C1462-1

Seasholtz
Consulting

$

19,500.00

Analysis of Home Forward Property Management business
model

Executive

3/20/2015

7/31/2015

C1156-3

Impact Northwest

$

867,799.58

Provide daily meals, case management, foot care, house cleaning and other
supports that help frail individuals live independent services at Dahlke
Manor, Holgate House and Unthank Plaza; Resolution 12-05-06, Add
$867,799.58, RFP 03/12-153

Prop Mgmt

3/25/2015

10/31/2017

C1426-1

Robert Half
International

$

120,000.00

On-call staffing firms, RFP 02/14-239. Annual amendment to
include, Feb 1 rate increase another year of service and
allocating additional funds to the contract

DBS

3/25/2015

5/11/2016

T1510-2

Northwest Testing,
Inc

$

9,500.00

On Call Special Inspection Services, IRFB 10/7-267

DCR

3/26/2015

12/21/2016

C1528-1

Peninsula Plumbing $

1,156.00

Madrona Place Plumbing Mockup

DCR

3/30/2015

3/31/2015
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Total Households Served: Rent Assistance and Occupied Housing Units March 2015
Households Receiving Rent Assistance
Only
7,630
49%

Households Occupying Affordable
Unit/Receiving Shelter Plus Care
105
1%

Households Receiving Short Term Rent
Assistance Only
1,566
10%

Households Receiving Rent Assistance
and Occupying Affordable Housing Units
1,486
10%

Special Needs Shelter Beds (Master
Leased)
236
1%

Public Housing Units Occupied *
2,057
13%

Affordable Housing Units Occupied Unassisted
1,849
Special Needs Units (Master Leased) **
12%
288
2%

Affordable Housing Units Occupied HUD Multi-Family Project Based
Subsidized ^
346
2%

Total Households Served 15,563

^ 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 March 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
9,116
01 - Tenant Based Vouchers
02 - Project Based Vouchers

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

6,064
1,305
588
495
95
338
231

Moving to Work
Programs
7,957
6,064
1,305
588

11

491
929
155
41
55

Total Rent Assistance

1,159

495
95
338
231
1,671

05 - Shelter Plus Care

Non-MTW Programs

251

1,420
491
929

155
41
55
10,787

8,208

2,579

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

2,057
12 - Traditional Public Housing
1,278
13
170
14 - Public Housing in Affordable Owned
63
15 - Public Housing in Tax Credit Affordable
546

2,057
1,278
170
63
546

3,786
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

3,198

523
105
259
588
346
82
7
27
1,849

523
105
259
346
82
7
27
1,849
524

524

288
236

288
236
6,367

2,057

3,722

17,154
(1,486)
(105)
15,563

10,265

6,301
(1,486)
(105)
4,710

10,265

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 March of 2015
Property Performance Measures
1

40

40

0

1

0

15

15

10

0

0

40

Occupancy

Public Housing
Public Housing Mixed Financed Owned *
Public Housing Mixed Finance Tax Credit *
Total Public Housing
Affordable Owned with PBA subsidy
Affordable Owned without PBA subsidy
Total Affordable Owned Housing
Tax Credit Partnerships
Total Affordable Housing
Eliminate Duplicated PH Properties/Units
Combined Total PH and AH
Special Needs (Master Leased)
Special Needs (Shelter Beds)
Total with Special Needs

Number of
Properties
34
2
7
43
5
21
26
18
44
-9
78
32
2
112

Physical
Units
1,343
65
681
2,089
349
2284
2,633
1,945
4,578
-746
5,921
288
236
6445

Rentable
Units
1,343
65
681
2,089
349
2,284
2,633
1,945
4,578
-746
5,921
288
236
6445

Subsidy
Revenue

Total
Revenue

Vacant
Units
24
2
6
32
3
24
27
27
54
-8
78

Occupancy
Percentage
98.2%
100.0%
99.1%
98.5%
99.1%
98.9%
99.0%
98.6%
98.8%
98.7%

Studio/SRO
80
0
275
355
72
980
1,052
566
1,618
-275
1,698

1 Bdrm
654
15
112
781
191
614
805
495
1,300
-127
1,954

2 Bdrm
342
40
106
488
46
508
554
451
1,005
-146
1,347

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
2,284
2,633
1,945
4,578
-746
5,921

* 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
$449.49

$271.24
$174.21
$62.84

Operating Expense
w/o HMF

$442.47
$929.82
$512.34

$364.85
$453.05
$336.41

Fiscal YTD ending 12/31/2014
HAP
Management
Fees (HMF)
$47.35
$8.35
$9.33

NOI
$30.27
$468.42
$166.61

# of Properties/units Positive # of Properties/units Negative
Net Operating Income (NOI)
Net Operating Income (NOI)

13
24
18

779
2,299
1,945

21
2
0

564
334

12/31/14
# of
# of
Properties
Properties not
meeting Debt
meeting DCR
Coverage
12
5
14
3
12
2

# of
Properties
DCR Not
Applicable
9
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

Average Unit

546
780
381
59
12
2,031

26.9%
38.4%
18.8%
2.9%
0.6%
100.0%

2.2
1.9
2.2
2.7
3.3
2.1

1.8
1.6
1.8
2.1
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

5,850
3,991
2,227
1,553
350
141
14,112

41.5%
28.3%
15.8%
11.0%
2.5%
1.0%
100.0%

2.0
2.2
2.4
2.7
2.6
2.5
2.2

1.5
1.6
1.7
1.9
1.9
1.8
1.8

Adults no
Children
13.5%
27.9%
11.2%
1.3%
0.1%
60.1%

% Family Type (head of household)
Family with
Elderly
Disabled
13.4%
10.5%
7.5%
1.6%
0.4%
39.9%

0.8%
9.0%
5.6%
0.2%
0.0%
18.4%

6.9%
19.2%
6.5%
0.2%
0.0%
36.0%

2.2%
2.9%
2.1%
1.1%
0.2%
0.1%
8.6%

14.2%
12.7%
4.9%
2.4%
0.5%
0.3%
34.9%

Black African
American
8.9%
11.7%
3.7%
1.2%
0.2%
29.5%

White
11.1%
19.7%
11.0%
0.7%
0.1%
48.2%

Race % (head of household)
Native
Hawaiian/
Asian
American
Pacific Islnd
1.3%
0.5%
0.3%
1.6%
1.0%
0.3%
0.8%
1.2%
0.2%
0.0%
0.1%
0.0%
0.0%
0.0%
0.0%
4.0%
3.2%
1.2%

14.2%
18.5%
1.9%
9.2%
13.1%
1.2%
4.9%
7.0%
0.6%
3.5%
4.7%
0.4%
0.8%
1.0%
0.1%
0.4%
0.3%
0.1%
32.9%
44.7%
4.1%
* Race and ethnicity are not required fields on the

1.0%
0.5%
1.1%
0.4%
0.8%
0.3%
0.6%
0.2%
0.1%
0.1%
0.1%
0.0%
3.8%
1.5%
Waitlist Application in Yardi

Hispanic/ Latino
4.7%
4.0%
1.8%
0.8%
0.2%
13.8%

3.8%
2.5%
1.7%
1.3%
0.3%
0.1%
9.6%

Not Reported
1.5%
0.8%
0.5%
0.4%
0.1%
0.0%
3.3%

Other Activity
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)

#'s,days,hrs
141
106
18
25
11
4
1,267
1,083
7.7
25
6
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Home Forward - Dashboard Report For March of 2015
Rent Assistance Performance Measures
Utilization and Activity
Current Month Status
Average
Utilization
Voucher
Percentage
Cost
93%
95%
96%
94%

Vouchers

Vouchers

6,962
2,002
512
9,476

6,497
1,893
494
8,884

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

# of
Households
1,114
2,482
1,582
1,033
147
8
6,366

% of
Households
17.5%
39.0%
24.9%
16.2%
2.3%
0.1%
100.0%

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

# of
Households
502
732
452
185
20
8
1,899

% of
Households
26.5%
38.7%
23.9%
9.8%
1.1%
0.1%
100.1%

Average
Family Size
1.6
1.6
1.8
2.4
3.9
3.4
7.6

522
362
216
147
30
18
1,295

40.3%
28.0%
16.7%
11.4%
2.3%
1.4%
100.0%

1.7
2.0
2.5
2.6
3.0
2.1
2.1

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

Current Month Activity
HUD Subsidy
Over(Under)
Utilized
$593
$2,204
$593
$16,362
$438
$584
$18,565

Remaining
Waiting List

Waiting List
Names

1,295

0

Average
Voucher
Cost
$596
$593
$445
$587

Calendar Year To Date
HUD Subsidy
Over(Under)
New Vouchers
Utilized
-$51,508
308
$75,282
62
$28,345
26
$52,119
396

New Vouchers

Vouchers

Voucher
Inspections

78
21
11
110

26
24
11
61

621
118
69
808

Utilization
Percentage
92%
136%
97%
99%

Disabled Not
Elderly
3.0%
15.7%
9.4%
4.4%
0.3%
0.0%
32.7%

Black

White

Native

Asian

Hawaiian/

Hispanic

7.6%
12.5%
7.6%
6.1%
1.2%
0.0%
35.0%

7.4%
20.0%
14.2%
8.2%
0.8%
0.1%
50.7%

0.6%
1.1%
0.6%
0.3%
0.0%
0.0%
2.6%

0.4%
2.9%
1.3%
0.8%
0.1%
0.0%
5.7%

0.1%
0.2%
0.2%
0.1%
0.0%
0.0%
0.6%

1.3%
2.2%
1.0%
0.8%
0.2%
0.0%
5.5%

Vouchers
96
82
29
207

Demographics
Households
Average
Family Size
2.1
2.0
2.3
2.8
3.4
3.4
2.3

Average Unit Size
2.0
2.0
2.0
2.3
2.7
3.3
2.1

Average Unit Size
1.4
1.3
1.4
1.7
2.8
3.3
6.9

Adults no
Children
19.5%
31.9%
19.3%
6.4%
0.4%
0.0%
77.5%

Households

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

Race % (head of household)

% Family Type (head of household)
Adults no
Children
8.6%
26.7%
15.3%
6.6%
0.8%
0.0%
57.9%

Family with
Children
8.9%
12.3%
9.6%
9.6%
1.5%
0.1%
42.1%

Elderly
0.5%
11.0%
7.9%
3.0%
0.3%
0.0%
22.8%

% Family Type (head of household)
Family with
Children
7.1%
6.8%
4.6%
3.4%
0.7%
0.1%
22.7%

Race % (head of household)
Black

White

Native

Asian

Hawaiian/

Hispanic

Elderly
1.8%
11.3%
9.7%
3.3%
0.2%
0.0%
26.3%

Disabled Not
Elderly
9.1%
19.3%
9.3%
2.8%
0.1%
0.0%
40.6%

4.7%
8.0%
3.2%
1.9%
0.3%
0.0%
18.1%

17.5%
25.5%
17.7%
6.4%
0.5%
0.1%
67.7%

0.9%
1.3%
0.9%
0.4%
0.0%
0.0%
3.5%

0.2%
1.2%
0.5%
0.3%
0.1%
0.0%
2.2%

0.3%
0.2%
0.2%
0.0%
0.0%
0.0%
0.7%

3.0%
2.5%
1.4%
0.8%
0.2%
0.0%
8.0%

0.9%
2.9%
2.9%
1.5%
0.1%
0.2%
8.3%

8.2%
10.8%
3.8%
2.0%
0.5%
0.5%
25.7%

16.2%
9.7%
4.5%
3.9%
1.0%
0.2%
35.4%

16.7%
12.9%
8.5%
5.0%
0.9%
0.9%
44.9%

1.8%
1.0%
0.5%
0.4%
0.1%
0.0%
3.8%

1.3%
1.5%
0.5%
0.4%
0.0%
0.1%
3.8%

0.5%
0.4%
0.4%
0.3%
0.0%
0.1%
1.8%

2.5%
2.0%
1.6%
1.1%
0.2%
0.2%
7.5%

Terminations
or Exits

Escrow $
Forfeited

Avg Annual
Earned Income
Increase Over
Last Year

1.3%
0.6%
0.5%
0.3%
0.1%
0.0%
2.9%

Short Term Rent Assistance

Shelter Plus Care
Short Term Rent Assistance

$ Amount of
# of
Average Cost
Households Assistance
per Household
Participating Provided
497
$314,501
$544
$666,758
1180
$565

Resident Services
Resident Programs
Housing
Program
Served

Households
Served/
Participants

Monthly
Funding
Amount

Average Funds per
Participant

Congregate Housing Services
* as of previous month

Public Housing

113

$76,852

$680

Resident Services Coordination

Public Housing

45

111

494

256

3116

# of
Participants

Escrow $
Held

New
Enrollees

# of
Graduates

Escrow $
Disbursed

3
5

0
3

GOALS Program

Public Housing
Section 8

208
263

$228,190
$412,179

Home Forward Board of Commissioners
April 2015

$0
$21,975

10
4

$0
$0

2

$166
$2,038
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Agency Financial Summary

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

7702623.2
$8,938,683
$870,965
$1,524,455
$75,354
$275,473
#########

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

Housing Assistance Payments
Operating Expense
Depreciation
Total Expense
Operating Income

$5,314,796
$3,795,140
$720,721
$9,830,656
$1,854,272

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

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

-$194,362
-$3,341,995
$51,160
$1,551,089
$1,711,070
$4,419,363
######### $225,587,298
#########
$19,342,765

Nine months ending 12/31/2014

Month

Prior YTD

Increase
(Decrease)

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

($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
$24,724,177
$110,165

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

Capital Improvement
Highrise Rehab - Group 1
Gallagher
Northwest Tower
Highrise Rehab - Group 2
Sellwood
Hollywood East
Tamarack Staircase Repairs
Holgate Water Intrusion & Ventilation
Medallion Water Intrusion
Fairview Oaks Comprehensive Rehab
Gladstone

Units
129
32
tbd

343
85
258
396
110
286
N/A
N/A
N/A
N/A
N/A

Construction Construction
Start
End
Aug-12
Apr-14
May-13
Aug-14
tbd
tbd

Current
Phase
Finance Conversion
Finance Conversion
Predevelopment

Total
Cost
$51,636,304
$10,346,567
tbd

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

Apr-15

Mar-16

Finance Close

$57,643,336

$168,056

Apr-15

Mar-16

Finance Close

$66,078,085

$166,864

Mar-15
Mar-15
May-15
Jun-15
Apr-14

Jun-15
Jul-15
Aug-15
Nov-15
Oct-14

Construction
Construction
Investigative
Construction
Investigative

$489,714
$350,000
$350,000
$5,100,000
$264,800

Home Forward Board of Commissioners
April 2015

N/A
N/A
N/A
N/A
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