Staff from across the agency had a blast celebrating National Night Out with our
residents at apartment communities throughout the county.
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Home Forward
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will meet on
Tuesday, September 15, 2015
At 6:15 pm
At Gresham City Hall
1333 NW Eastman Parkway, Gresham
In the Oregon & Springwater Trail Rooms
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MEMORANDUM

To:

From:

Community Partners
Michael Buonocore, Executive
Director

Date:

Subject:

September 10, 2015
Home Forward Board of
Commissioners September
Meeting

The Board of Commissioners of Home Forward will meet on Tuesday, September 15,
2015 at Gresham City Hall, 1333 NW Eastman Parkway, in the Oregon and Springwater
Trail Rooms, Gresham 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, September 11, 2015.
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AGENDA
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BOARD OF COMMISSIONERS MEETING
GRESHAM CITY HALL
1333 NW EASTMAN PARKWAY
OREGON & SPRINGWATER TRAIL ROOMS
GRESHAM, OREGON
September 15, 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

Energy Outreach Events

Sarah Berkemeier

MEETING MINUTES
Topic
Minutes of the Special July 15, 2015 Board of Commissioners Meeting
Minutes of the July 21, 2015 Board of Commissioners Meeting
Minutes of the August 18, 2015 Board of Commissioners Conference Call

CONSENT CALENDAR
Following Resolutions:
15-09
01

Topic
Authorize Updates to the 2015
Restated Bylaws
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September 2015

Presenter/POC
Rebecca Gabriel

Phone #
503.802.8502

5

02

Authorize Execution of Documents for Erik Olson
Effectuation of Acquisition,
Molly Rogers
Redevelopment and Refinance for St.
Francis Apartments

503.802.8462
503.802.8437

REPORTS / RESOLUTIONS
Following Reports and Resolutions:
15-09

Topic

Presenter/POC

Phone #

REPORT

City of Gresham

Betty Dominguez

503.802.8506

03

Authorize Approval of Fiscal
Year 2015 Audited Financial
Statements, Single Audit
Reports and Report to the
Board of Commissioners

Peter Beyer
Kandy Sage

503.802.8538
503.802.8585

REPORT

500 Project-based Vouchers
Request for Proposal Plan and
Priorities

Dena Ford-Avery
Jill Smith

503.802.8568
503.802.8565

04

Authorize Adoption of Findings For a
Design/Build Contractor for
Renovation at Gladstone Square &
Multnomah Manor Apartments

Mike Andrews
Berit Stevenson

503.802.8507
503.802.8541

05

Authorize Amendments to the
Guaranteed Maximum Price of the
Design-Build Contracts for 85 Stories,
Group1: Gallagher Plaza and
Northwest Tower & Annex

Mike Andrews
April Berg

503.802.8507
503.802.8326

06

Authorize Amendments to the
Guaranteed Maximum Price of the
Design-Build Contracts for 85 Stories,
Group 2: Hollywood East and
Sellwood Center

Mike Andrews
Leslie Crehan

503.802.8507
503.802.8463
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07

Authorize Home Forward to Purchase
Furniture for 85 Stories, Group1 and
Group 2: Gallagher Plaza, Northwest
Tower & Annex, Hollywood East and
Sellwood Center

Mike Andrews
Leslie Crehan

503.802.8507
503.802.8463

UPCOMING MEETINGS OF THE BOARD OF COMMISSIONERS
The October Work Session will be on Wednesday, October 7, 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, October 20, 2015 at 6:15 PM. This meeting will
take place at the Multnomah County Building, 501 SE Hawthorne Blvd, in the Commissioners
Board Room.
EXECUTIVE SESSION
The Board of Commissioners of Home Forward will meet in Executive Session pursuant to
ORS 192.660(2) on Tuesday, September 15, 2015, following their regularly scheduled Board
of Commissioners meeting. The executive session is being called to discuss a real property
transaction, pursuant to ORS 192.660(2)(e). 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.
HOME FORWARD DEVELOPMENT ENTERPRISE CORPORATION BOARD
The Home Forward Development Enterprise Board will meet following the September 15,
2015, Board of Commissioners meeting.
ADJOURN
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MINUTES
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SPECIAL BOARD OF COMMISSIONERS MEETING
HOME FORWARD
135 SW Ash Street – Portland, Oregon
July 15, 2015
COMMISSIONERS PRESENT
Chair David Widmark, Vice Chair Jim Smith, 2nd Vice Chair Miki Herman, Commissioners
Tiffiny Hager, Damien Hall, Brian Lessler, Charlene Mashia
STAFF PRESENT
Michael Buonocore, Mike Andrews, April Berg, Peter Beyer, Dena Ford-Avery, Rebecca
Gabriel, Shelley Marchesi, Kitty Miller, Molly Rogers, Celia Strauss
Rebecca Gabriel, Chief Administrative Officer opened the meeting at 5:32 PM. She
indicated that prior to the beginning of the scheduled work session, the board would need
to convene and vote on Resolution 15-07-01. Peter Beyer, Chief Financial Officer and
Mike Andrews, Director Development and Community Revitalization presented Resolution
15-07-01 authorizing a request to submit a rental assistance demonstration. Andrews
reminded the board that they had been previously briefed on our proposal to submit RAD
applications. In complying with HUD rules, we are required to have authorization to submit
the application. Andrews reviewed the work to date since the last update to the board.
Andrews confirmed that the application would be submitted that evening upon approval of
the board of commissioners and that this action being taken had followed the public notice
requirements. There was discussion regarding the number of properties being submitted
and some confusion with the wording. Following this discussion it was settled that the
language in the “now therefore be it resolved,” would be changed to read “up to 34
properties.
There being no further discussion, Chair Widmark called for a motion to approve
Resolution 15-07-01.
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2nd Vice Chair Miki Herman moved to accept the resolution with the revised language to
clarify the number of properties. Vice Chair Jim Smith seconded the motion.
The vote was as follows:
Chair David Widmark – Aye
Vice Chair Jim Smith – Aye
2nd Vice Chair Miki Herman – Aye
Commissioner Tiffiny Hager – Aye
Commissioner Damien Hall – Aye
Commissioner Brian Lessler – Aye
Commissioner Charlene Mashia – Aye
ADJOURN
There being no further board action, Chair Widmark adjourned the meeting at 5:52 PM
and the monthly work session proceeded.
EXECUTIVE SESSION
The Board of Commissioners of Home Forward did not meet in Executive Session
pursuant to ORS 192.660(2).
Attached to the Official Minutes of Home Forward are all Resolutions adopted at this
meeting, together with copies of memoranda and material submitted to the
Commissioners and considered by them when adopting the foregoing resolutions.
Celia M. Strauss
Recorder, on behalf of
Michael Buonocore, Secretary
ADOPTED: September 15, 2015
Attest:

Home Forward:

_______________________________
Jill C. Smith, For Secretary

_______________________________
David M. Widmark, Chair
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BOARD OF COMMISSIONERS MEETING
HOME FORWARD
501 SE Hawthorne Boulevard – Portland, Oregon
July 21, 2015
COMMISSIONERS PRESENT
Chair David Widmark, Vice Chair Jim Smith, 2nd Vice Chair Miki Herman, Treasurer Jorge
Guzman, Commissioners Tiffiny Hager, Damien Hall, Brian Lessler
STAFF PRESENT
Michael Buonocore, Mike Andrews, April Berg, Kendra Castaldo, Robert Dell, Betty
Dominguez, Dena Ford-Avery, Rebecca Gabriel, Pamela Kambur, Shelley Marchesi, Kitty
Miller, Rodger Moore, Rebecca Nesbit, Melissa Richardson, Molly Rogers, Rachael
Russell, Ian Slingerland, Jill Smith, April Soles, Celia Strauss
COUNSEL PRESENT
Steve Abel
Chair David Widmark convened the meeting at 6:20 PM. He recognized outgoing Board
member Benita Legarza, saying that she had done a terrific job representing Home
Forward residents. He praised her tenacity and words of wisdom and presented her with
flowers and a plaque.
PUBLIC COMMENT
Deborah Olson, a Section 8 voucher holder, presented public comment. She relayed how
she and others had been harassed and threatened by a resident of her apartment
community. She said that she would be filing a fair housing complaint because the
property’s management was not doing anything to help protect the seniors living there.
She thought that others should be made aware that the community was not suitable as
senior housing because of the threatening tenant.
Elyse Myers; President of Local 3135 of the American Federation of State, County, and
Municipal Employees (AFSCME); presented public comment. She was happy to share
that the Local’s bargaining sessions with Home Forward had reached an agreement. She
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relayed that the Local had voted to accept the agreement and expressed her gratitude for
the efforts of the Board and the bargaining team.
MISSION MOMENT
Write Around Portland
Haidee Alvarez, the Resident and Community Services Coordinator at Home Forward’s
Hollywood East property, related how she had met Lis Eslinger, Executive Director of Write
Around Portland, and learned of the workshops that the organization facilitated. She
realized that Hollywood East residents could benefit from a workshop and the
organization’s ability to help change lives through the power of words. Three hundred
dollars provided the pens, journals, and facilitators for the workshop. Twelve Hollywood
East residents participated, and all gave very positive reviews. She introduced two of the
workshop participants, both featured in the latest Write Around Portland anthology, to
share their impressions.
Mel Trotter said the workshops helped his relationship with the community. The
workshops helped participants to express their voices and have it heard in a respectful
way. It was an amazing and new experience for the participants. Individuals with many
different backgrounds were able to create a shared bond through participating in the
workshops.
Neal Goodman conveyed how the workshops fostered respect for everyone, including
one’s self. They helped to build his confidence, taught him how to tell a story, helped him
identify feelings, and provided a safe venue for expression. The workshops supported
Home Forward’s goal of moving people to work by building the confidence of the
participants and encouraging them to keep trying. Goodman explained how things he had
learned in the workshops could transfer to other situations. He noted techniques such as
using muses and re-writing. He encouraged continued support for the workshops.
Chair David Widmark said that it was terrific to see something so simple have such an
impact.
Second Vice Chair Miki Herman asked what sort of support would be helpful. Trotter
offered that keeping the workshops going and having more advanced programs would
help. Goodman said that it was important to promote it as a positive experience. He
compared it to Toastmasters and said that the benefits of bringing humans to their full
potential outweighed the meager costs. He said that such a program would have helped
him deal with the rejection he faced when he was looking for employment.
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Commissioner Tiffiny Hager recalled that Write Around Portland had been active at Home
Forward’s Columbia Villa property. She was happy to see the longevity of partnership.
MEETING MINUTES
Minutes of June 16, 2015, Board of Commissioners Meeting
Vice Chair Jim Smith moved to adopt the minutes. Commissioner Damien Hall seconded
the motion.
The vote was as follows:
Chair David Widmark – Aye
Vice Chair Jim Smith – Aye
2nd Vice Chair Miki Herman – Aye
Treasurer Jorge Guzman – Aye
Commissioner Tiffiny Hager – Aye
Commissioner Damien Hall – Aye
Commissioner Brian Lessler – Aye
CONSENT CALENDAR
RESOLUTION 15-07-02
Authorize Contracts for Agency-wide Security Services
Celia Strauss read the title of the resolution on the Consent Calendar. Chair David
Widmark noted that the resolution had been reviewed by the Board’s Executive
Committee.
Treasurer Jorge Guzman moved to adopt the resolution; Commissioner Damien Hall
seconded.
The vote was as follows:
Chair David Widmark – Aye
Vice Chair Jim Smith – Aye
2nd Vice Chair Miki Herman – Aye
Treasurer Jorge Guzman – Aye
Commissioner Tiffiny Hager – Aye
Commissioner Damien Hall – Aye
Commissioner Brian Lessler – Aye
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REPORT
Executive Director’s Report
Michael Buonocore relayed news of a recent trip to Atlanta to meet with other Moving to
Work (MTW) public housing authorities regarding negotiating MTW agreements with the
U.S. Department of Housing and Urban Development (HUD). Attendees gave their input to
the group’s Steering Committee and came to agreement on positons that remained
outstanding. Home Forward was very engaged in the process through the participation of
Peter Beyer. He had led negotiations regarding cash management, which would be rolled
into the larger negotiations. Buonocore expected that would provide more leverage to
reach an ideal solution for that particular issue. Further negotiations were planned for the
current week, and Buonocore noted that progress was being made. He highlighted the
issue of measuring whether a housing authority was serving the same number of
households as before its MTW designation. Buonocore said that the Board would be kept
posted on the process.
Buonocore also thanked Home Forward’s union partners for their efforts at negotiating
contracts and offered heartfelt thanks to Benita Legarza on behalf of all Home Forward
staff.
REPORT
Community Compact Update
Pamela Kambur, April Soles, and Rebecca Nesbit presented the update. Kambur pointed
out the members of the Home Forward Resident Advisory Committee who were in
attendance. She reviewed how the Community Compact was adopted by the Board in
2012. It established intentions about the importance of mutual respect and trust between
staff, participants, and residents. Keeping that spirit of the document alive after it was
signed and filed was an important focus of implementation efforts. Much time was spent
on how to build relationships that foster mutual respect and trust. Kambur spoke about a
relational engagement training program that worked with a variety of Home Forward staff
cohorts to instill engagement practices. She welcomed the members of the Board to join
a cohort of new staff as it goes through the training. The consultant facilitated the training
had commented on multiple occasions on the dedication and passion of Home Forward
staff. That dedication and passion meant staff already had many of the tools needed for
building relationships. The training helped to address ways of communicating and use of
terminology. Kambur provided the examples of staying curious and reframing complaints.
The work to disseminate relational engagement training was prompted by a firm belief that
change could only come from within and only when connected to an individual’s core
values. The entire Community Compact effort was directed at helping staff, participants,
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contractors, and partners to understand where each was coming from and what their core
values were.
Soles reviewed implementation of the Community Compact at Home Forward’s Stephens
Creek Crossing property. Its introduction during the lease-up of the property established a
baseline for open communication. She saw fewer hostile comments and less frustration.
It was further implemented by meeting with residents and having one hour orientation
before they moved in. The process included asking open questions, such as what
“respect” meant to them. Soles said it allowed everyone to hear what others were looking
for, instead of just talking at each other. Residents were also asked what “community”
meant to them, and it was interesting to hear the diverse perspectives. Residents were
excited to learn of the diversity of the community and that they were wanted as a part of
that. Residents who came from public housing properties at which the Community
Compact had not been established were excited about it. Once they moved in, over 70
people attended the first community meeting, the highest attendance Soles had seen.
Soles commented that it was energizing to see a support system grow just from residents
being open to having a Community Compact and to talking openly. The Compact had
since been implemented at other public housing properties and it generated positive
feedback. Residents liked that it set expectations of everyone at the property.
Nesbit reviewed implementation of the Community Compact with Section 8 participants.
She explained that it was challenging because participants lived all over the county and
Home Forward was not their landlord, so there was no built-in relationship. Also much of
the communication with participants was by phone and mail. Thus, it was decided to
introduce the compact to new participants as they went through orientation. Staff had
been introducing it to new participants since April 2014. Nesbit was pleased that no one
had refused to sign it. It was introduced as simple statements to guide Home Forward
staff and participants in their relationship. It reminded both of the value of working
together. People transferring from other jurisdictions often compared it favorably with
efforts made at their previous agencies. The Compact was also incorporated by
encouraging open conversations during orientations themselves. Further efforts have been
made to implement the Compact by revising forms and letter to be more clear, concise,
friendly, and simple. Nesbit offered that the good response rate achieved during a recent
survey of participants was a testament to the relationships fostered by the Compact.
Kambur noted that, in addition to continuing to roll out the Comact to residents and
participants, the next steps for implementation would include a survey to establish
baselines. It would include questions about respect and trust. The information could then
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be used to compare results in coming years. A pilot program of relational engagement
workshops at Stephens Creek Crossing was also being considered. It would give the
community opportunities to experiment with tools covered in the training and to keep the
Compact alive in their relations with each other. Other steps included peer coaching for
staff and advanced training for supervisors.
Second Vice Chair Miki Herman recalled visiting Stephens Creek Crossing and said the
Community Compact was an amazing program. She suggested YouTube videos and
flashcards as ways to continue building the DNA of the Compact into relationships.
Chair David Widmark said that the Compact was a great program and that he was glad to
have an update and see that it was progressing so well.
RESOLUTION 15-07-03
Authorize the St. Francis Park Limited Partnership 4% Low Income Housing Tax Credits
Application
Commissioner Tiffiny Hager recused herself from the discussion of this and the following
resolution, leaving the Board table for the duration of discussion. Mike Andrews presented
the resolution to the Board. Andrews summarized how the St. Francis Park project was a
partnership with Catholic Charities of Oregon. Its early steps included the purchase of the
St. Francis Park the Church of St. Francis of Assisi for the purpose of pursuing affordable
housing on the property. Since then the design and financing of the project had been
fleshed out, which revealed cost increases for which team members had been attempting
to compensate with value engineering. Home Forward staff had worked with the Board’s
Real Estate and Development Committee to examine what was behind the increases.
They were driven by scope changes, inflation or market pressure, and regulatory
requirements. Value engineering did compensate for a significant amount of the increases.
A budget gap still remained, and additional value engineering could be detrimental to the
ultimate development. Thus, the resolution included a request to increase the amount of
funding Home Forward would contribute to the project. The budget, and the project’s
affordability, was also helped with an increase to 106 units and the addition of projectbased vouchers to nine of the units. With the resulting balanced budget and the state of
the project’s design, the team was prepared to submit for design review and apply for 4%
Low Income Housing Tax Credits. Andrews noted that Catholic Charities was also
increasing its contribution to the project.
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Commissioner Brian Lessler said that he Board’s Real Estate and Development
Committee had looked at the resolution. He commended staff for analysis of the difficult
issues, noting the market was causing problems for projects throughout the region. He
said he was satisfied with the resolution and that he thought the rest of the committee was
as well. He added that it was a great project that would generate more affordable units.
He also noted that Catholic Charities’ contributing more funding to the project was an
indication of its strong commitment to the project. He strongly recommended the Board
adopt the resolution and moved for it to do so. Vice Chair Jim Smith seconded.
The vote was as follows:
Chair David Widmark – Aye
Vice Chair Jim Smith – Aye
2nd Vice Chair Miki Herman – Aye
Treasurer Jorge Guzman – Aye
Commissioner Tiffiny Hager – Abstained
Commissioner Damien Hall – Aye
Commissioner Brian Lessler – Aye
RESOLUTION 15-07-04
Authorize Project-Based Vouchers Contract for St. Francis Park Apartments
Dena Ford-Avery presented the resolution. She noted that the resolution provided for the
nine project base vouchers referenced in the previous resolution. She noted that the
project was in an opportunity area and would help homeless families and individuals in
inner Southeast Portland. She added that Home Forward had a number of other project
based voucher contracts with Catholic Charities, which had been run well and helped the
community. She noted the service programs that would be part of the completed
development, one to help survivors of domestic violence and one to help individuals trying
to leave homelessness.
Commissioner Brian Lessler moved to adopt the resolution; Treasurer Jorge Guzman
seconded.
The vote was as follows:
Chair David Widmark – Aye
Vice Chair Jim Smith – Aye
2nd Vice Chair Miki Herman – Aye
Treasurer Jorge Guzman – Aye
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Commissioner Tiffiny Hager – Abstained
Commissioner Damien Hall – Aye
Commissioner Brian Lessler – Aye
RESOLUTION 15-07-05
Authorize Amendments to the Guaranteed Maximum Price of the Design-Build Contracts
for 85 Stories, Group1: Gallagher Plaza and Northwest Tower & Annex
Mike Andrews presented information about Resolutions 15-07-05, 06, 07, and 08. The
resolutions pertained to additional scope for Home Forward’s 85 Stories project. Andrews
noted that the resolutions had all been presented to the Board’s Real estate and
Development Committee. He summarized that four 85 Stories properties were currently
under construction. A projected $55 million worth of construction would be complete in
12 months, so the pace was brisk. Initially, several risks were considered and the budget
included contingencies for them. There was concern that subcontractors would not be
interested in the project, that the buildings would have many unforeseen conditions; and
that an occupied rehab would naturally delay construction or increase costs. Now that
construction was underway and the relationships with residents and subcontractors had
been established the project team was seeking to spend some of that contingency.
Andrews noted that the project’s financing required that the amounts budgeted for the
project be spent. He explained that Resolution 15-07-05 provided for elevator upgrades,
15-07-06 provided mostly for finishes that would improve livability and maintenance, and
that 15-07-07 and 08 were respectively similar, but were for the second pair of properties.
Commissioner Brian Lessler said that the context of the resolutions was the same. He
said that the Board’s Real Estate and Development Committee, which he chaired, had
gotten into the tall grass in terms of numbers and reasoning for the contingencies and the
need to shuffle funds around. He felt it was important to point out that the project was
different from new construction. Taking the envelope off of a building that was as old as
these presented an opportunity to encounter catastrophic unforeseen conditions, so he
thought that the substantial contingencies were justified. He said it was time to explore
how to expend the contingencies in ways that would improve the properties and meet the
expectations of financial partners. Commissioner Lessler noted that it was difficult to find
parts for older elevators, and the scooters used by disabled residents made using the
existing elevators difficult. The need had been present since the beginning of the project,
but the scope was held back because the team did not know what it would run into. The
other additional scope would improve quality of life for the residents, improve the
property’s longevity, and help with the cost of maintenance. He said he thought the work
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behind the resolutions was well done, and that the Committee would strongly recommend
their adoption.
Chair David Widmark noted that he, Commissioner Lessler, and 2nd Vice Chair Miki
Herman were on the Real Estate and Development Committee.
2nd Vice Chair Miki Herman moved to adopt Resolution 15-07-05. Vice Chair Jim Smith
seconded the motion.
The vote was as follows:
Chair David Widmark – Aye
Vice Chair Jim Smith – Aye
2nd Vice Chair Miki Herman – Aye
Treasurer Jorge Guzman – Aye
Commissioner Tiffiny Hager – Aye
Commissioner Damien Hall – Aye
Commissioner Brian Lessler – Aye
RESOLUTION 15-07-06
Authorize Amendments to the Guaranteed Maximum Price of the Design-Build Contracts
for 85 Stories, Group1: Gallagher Plaza and Northwest Tower & Annex
2nd Vice Chair Miki Herman moved to adopt Resolution 15-07-06. Commissioner Tiffiny
Hager seconded the motion.
The vote was as follows:
Chair David Widmark – Aye
Vice Chair Jim Smith – Aye
2nd Vice Chair Miki Herman – Aye
Treasurer Jorge Guzman – Aye
Commissioner Tiffiny Hager – Aye
Commissioner Damien Hall – Aye
Commissioner Brian Lessler – Aye
RESOLUTION 15-07-07
Authorize Amendments to the Guaranteed Maximum Price of the Design-Build Contracts
for 85 Stories, Group 2: Hollywood East and Sellwood Center
Commissioner Brian Lessler moved to adopt Resolution 15-07-07. Treasurer Jorge
Guzman seconded the motion.
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The vote was as follows:
Chair David Widmark – Aye
Vice Chair Jim Smith – Aye
2nd Vice Chair Miki Herman – Aye
Treasurer Jorge Guzman – Aye
Commissioner Tiffiny Hager – Aye
Commissioner Damien Hall – Aye
Commissioner Brian Lessler – Aye
RESOLUTION 15-07-08
Authorize Amendments to the Guaranteed Maximum Price of the Design-Build Contracts
for 85 Stories, Group 2: Hollywood East and Sellwood Center
Commissioner Brian Lessler moved to adopt Resolution 15-07-08. 2nd Vice Chair Miki
Herman seconded the motion.
The vote was as follows:
Chair David Widmark – Aye
Vice Chair Jim Smith – Aye
2nd Vice Chair Miki Herman – Aye
Treasurer Jorge Guzman – Aye
Commissioner Tiffiny Hager – Aye
Commissioner Damien Hall – Aye
Commissioner Brian Lessler – Aye
Chair David Widmark reflected on how the contingency funds would improve livability for
the residents. He commended the team for bringing them forward and for its cognizance
of the needs of the people we serve. Mike Andrews thanked the Board and noted that
Home Forward’s Property Management had helped with the decisions.
RESOLUTION 15-07-09
Ratification of the Tentative Collective Bargaining Agreement Between Home Forward and
AFSCME Council 75, Local 3135
Chair David Widmark expressed that he was pleased both sides were able to come
together. He appreciated the work that Melissa Richardson, Rachael Russell, and elyse
Myers put into negotiating the agreement. Richardson presented the resolution to the
Board. She noted that she was the chief Home Forward negotiator for the agreement that
was the subject of Resolution 15-07-09, as well as the agreement that was the subject of
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Resolution 15-07-10. Resolution 15-07-09 covered the agreement for employees
represented by AFSCME. Russell was the second chair for the bargaining session.
Richardson referred the Board to Myers’ earlier comments regarding the voting by
AFSCME employees. She noted the agreement was for a three-year term and that her
team had worked with AFSCME to increase operational flexibility of staff and staff
compensation. She referred to the calculation of the cost of the contract and said that it
covered the full amount of costs, including taxes, benefits, and the Public Employees
Retirement System. Richardson noted that the other members of the Home Forward
negotiating team were Elise Anderson, Jimmy Rattanasouk, and John Linfesty.
Elyse Myers again expressed that she was grateful the parties were able to reach an
agreement.
2nd Vice Chair Miki Herman clarified with Myers and Richardson the number of ballots sent
and received for the voting on the agreement versus the number reported in a memo to
the Board.
Commissioner Brian Lessler congratulated Richardson and noted that the last bargaining
period was not as smooth on the back end as this one was. He asked about the
agreement settling compensation for two years and leaving the third year for future
negotiation. Richardson said that there was a desire to not commit to a financial obligation
three years in advance, so the agreement contained the provision to open talks on wages
and two other articles for the third year. She said it was not an unusual measure and it
had been employed previously by Home Forward. She added AFSCME represented
employees were gracious to allow the opportunity to see where the agencies finances
were in two years. The two additional articles would simply provide a means to discuss
and correct course, if needed, prior to the expiration of the contract.
Commissioner Damien Hall moved to adopt the resolution. Commissioner Tiffiny Hager
seconded the motion.
The vote was as follows:
Chair David Widmark – Aye
Vice Chair Jim Smith – Aye
2nd Vice Chair Miki Herman – Aye
Treasurer Jorge Guzman – Aye
Commissioner Tiffiny Hager – Aye
Commissioner Damien Hall – Aye
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Commissioner Brian Lessler – Aye
RESOLUTION 15-07-10
Ratification of the Tentative Collective Bargaining Agreement Between Home Forward and
The Building Trades Council
Zack Culver, Business Representative for Laborers' International Union of North America
Local 296, joined Melissa Richardson for the presentation of the resolution to the Board.
Culver thanked Richardson and noted that Jack Roy had been the Local’s lead negotiator
during the bargaining. Richardson summarized that the agreement at issue was between
Home Forward and the Building Trades Council, which represented eight different unions
that represented employees working at Home Forward properties. The agreement would
also expire in 2018, and also included provisions to discuss wages and two articles for the
third year. Richardson said the contract provided Home Forward with financial and
operational flexibility. She said the bargaining team included Tim McCormack, Molly
Rogers, and Kenney Combs.
Treasurer Jorge Guzman moved to adopt the resolution; Commissioner Brian Lessler
seconded.
The vote was as follows:
Chair David Widmark – Aye
Vice Chair Jim Smith – Aye
2nd Vice Chair Miki Herman – Aye
Treasurer Jorge Guzman – Aye
Commissioner Tiffiny Hager – Aye
Commissioner Damien Hall – Aye
Commissioner Brian Lessler – Aye
ADJOURN
Chair David Widmark reviewed upcoming Board activities and adjourned the meeting at
7:35 PM.
EXECUTIVE SESSION
The Board of Commissioners of Home Forward did not meet in Executive Session
pursuant to ORS 192.660(2).
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Attached to the Official Minutes of Home Forward are all Resolutions adopted at this
meeting, together with copies of memoranda and material submitted to the
Commissioners and considered by them when adopting the foregoing resolutions.
Celia M. Strauss
Recorder, on behalf of
Michael Buonocore, Secretary
ADOPTED: September 15, 2015
Attest:

Home Forward:

_______________________________
Jill C. Smith, For Secretary

_______________________________
David M. Widmark, Chair
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BOARD OF COMMISSIONERS MEETING
HOME FORWARD
135 SW Ash Street – Portland, Oregon
August 18, 2015
COMMISSIONERS PRESENT (via conference call)
Vice Chair Jim Smith, 2nd Vice Chair Miki Herman, Commissioners Tiffiny Hager, Damien
Hall, Brian Lessler, Charlene Mashia
STAFF PRESENT
Michael Buonocore, Mike Andrews, Robert Dell, Rebecca Gabriel, Molly Rogers, Jill Smith
Vice Chair Jim Smith convened the meeting at 3:00 PM.
PUBLIC COMMENT
No one requested to deliver public comment.
RESOLUTION 15-08-01
Authorize Submission to Oregon Housing and Community Services an Application for
Capital Financing for Richmond Place
Molly Rogers presented the resolution to the Board. It would authorize submission of an
application to Oregon Housing and Community Services (OHCS) for resources that would
help rehabilitate 21 units at Home Forward’s Richmond Place property. Richmond Place
was located at SE Division and 41st and served as transitional housing for homeless
families. It also had five commercial spaces. The residential units were master-leased to
Impact NW. It had been twenty years since the building was constructed. A capital needs
assessment, mandated by OHCS application procedures, estimated from $500,000 to
$750,000 in needs. The application would seek funding for hard and soft costs, which
would address the property’s 10-20 year needs.
2nd Vice Chair Miki Herman asked why there was such a range of potential needs. Rogers
responded that the needs assessment, which had just recently been received, identified
$600,000 in immediate needs, and staff were considering whether to request only that or
include slightly more scope from the 10-20 year needs. The $500,000 estimate was from
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a high-level needs assessment done a year ago. Rogers let 2nd Vice Chair Herman know
that the Board would be informed of the decision reached.
Vice Chair Jim Smith asked if there was a high degree of certainty that $750,000 would be
the highest it would go. Rogers affirmed and noted that needs were $768,000 across the
property’s next twenty years. Staff was considering how to address those needs, such as
with leveraged resources from the application or with reserves.
Commissioner Damien Hall asked for the language of the resolution to be changed to
indicate that it referred to the commercial units as well as the residential units.
Commissioner Brian Lessler asked for clarification regarding the estimates. Rogers
clarified that the needs assessment included all work that the property would need over
the next twenty years, and a portion that could be covered by reserve contributions over
time. The plan was to address all of the property’s immediate needs with a rehabilitation
and address the remaining needs over time.
Commissioner Damien Hall moved to adopt the resolution with the proposed change to
clarify that it included the commercial units. Commissioner Brian Lessler seconded the
motion.
The vote was as follows:
Vice Chair Jim Smith – Aye
2nd Vice Chair Miki Herman – Aye
Commissioner Tiffiny Hager – Aye
Commissioner Damien Hall – Aye
Commissioner Brian Lessler – Aye
Commissioner Charlene Mashia – Aye

RESOLUTION 15-08-02
Authorize Declaration of Intent to Issue Revenue Bonds for St. Francis Park
Commissioner Tiffiny Hager recused herself from the discussion of this resolution.
Mike Andrews presented the resolution to the Board. He summarized that St. Francis
Park would develop 106 units in Portland’s Buckman neighborhood. The development
would use 4% Low Income Housing Tax Credits, with require that 50% of the project’s
costs be funded with tax-exempt bonds. Home Forward would issue the bonds, and
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passing the resolution would be the first step in that process—declaring Home Forward’s
intent to issue the bonds. Andrews reviewed the amount of bonds to be issues and its
use for 50% of the project’s construction loan. Board authorization for actually issuing the
bonds would be requested in the following months, but this procedural step was needed
first.
Commissioner Brian Lessler asked what the market might generate in terms of equity.
Andrews said that debt and equity proposals had been received that day that had tax
credit pricing ranging to $1.08 and $1.035, which Andrews considered a fair response to
the project, though the proposals had not been analyzed in full.
2nd Vice Chair Miki Herman moved to adopt the resolution. Commissioner Brian Lessler
seconded.
The vote was as follows:
Vice Chair Jim Smith – Aye
2nd Vice Chair Miki Herman – Aye
Commissioner Tiffiny Hager – Abstained
Commissioner Damien Hall – Aye
Commissioner Brian Lessler – Aye
Commissioner Charlene Mashia – Aye
ADJOURN
Vice Chair Jims Smith asked if any Board member had questions about the reports
included in the Board’s materials. There being none, he adjourned the conference call at
3:25 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: September 15, 2015
Attest:

Home Forward:

_______________________________
Jill C. Smith, For Secretary

_______________________________
David M. Widmark, Chair
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MEMORANDUM

To:

From:

Board of Commissioners

Date:

Rebecca Gabriel, Director
Department of Business Services
503.802.8502

Subject:

September 15, 2015
Authorize Adoption of the 2015
Restated Bylaws of Home
Forward
Resolution 15-09-01

The Board of Commissioners is requested to authorize the adoption of the 2015 Restated
Bylaws of Home Forward.
ISSUE
The current bylaws were restated in 2014. In order to bring the bylaws into alignment with
the manner in which the Board of Commissioners wants to operate, the Executive
Committee created a task force to review and rewrite the bylaws. The changes include
modifications to comply with State law, elimination of duplication and streamlining of
functions and requirements of the Board.
ATTACHMENTS
2015 Restated Bylaws of Home Forward
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RESOLUTION 15-09-01
RESOLUTION 15-09-01 AUTHORIZES THE ADOPTION OF THE 2015 RESTATED
BYLAWS OF HOME FORWARD
WHEREAS, Home Forward is governed by nine Commissioners appointed by the
governing body of the City of Portland (two of whom are recommended by the County of
Multnomah and two of whom are recommended by the City of Gresham); and
WHEREAS, Home Forward’s Board of Commissioners are subject to the bylaws of Home
Forward; and,
WHEREAS, the Board of Commissioners wishes to ensure that the bylaws are in alignment
with State law and with their current form and structure;
NOW, THEREFORE, BE IT RESOLVED, by the Board of Commissioners of Home Forward
to authorize the adoption of the 2015 Restated Bylaws of Home Forward as presented in
attachment A.
ADOPTED: SEPTEMBER 15, 2015
Attest:

Home Forward:

______________________________
Jill C. Smith, For Secretary

______________________________
David M. Widmark, Chair
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2015 RESTATED BYLAWS
OF
HOME FORWARD

ARTICLE I
THE AUTHORITY
Section 1.
Forward”.

Name of Authority. The name of the Authority shall be “Home

Section 2.
Legal Status. Home Forward (the “Authority”) is a public
corporation created under the Oregon Housing Authorities Law (ORS 456.055 to
456.235) and shall be subject to the terms of the Housing Authorities Law as in effect
from time to time. In the event of any apparent conflict between the provisions of the
Housing Authorities Law and these Bylaws, the provisions of the Housing Authorities
Law shall prevail.
Section 3.
Seal of Authority. The seal of the Authority shall be in the form
of a circle and shall bear the name of the Authority.
Section 4.
Powers of the Authority. The powers of the Authority shall be
vested in the Commissioners thereof in office from time to time.
Section 5.
Office of the Authority. The offices of the Authority shall be at
such location in the City of Portland, State of Oregon, as the Commissioners may from
time to time determine, but the Authority may transact its business at such other places as
the Commissioners may designate from time to time.
ARTICLE II
COMMISSIONERS
Section 1.
Powers. All corporate powers shall be exercised by or under the
authority of, and the affairs of the Authority managed under the direction of, a
commission appointed in accordance with the provisions of ORS 456.095.
Section 2.
Term of Office. Commissioners shall be appointed for a term of
office of four years, except that all vacancies shall be filled for the unexpired term.
Commissioners may, if reappointed, serve any number of consecutive terms.
Section 3.
Standard of Care.
A Commissioner shall discharge the
Commissioner’s duty with the care, skill, prudence and diligence under the circumstances
then prevailing that a prudent person acting in a like capacity and familiar with such
matters would use in the conduct of an enterprise of a like character.
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Section 4.
Vacancies. A vacancy in the commission shall exist upon the
death, resignation, or removal of any Commissioner. The vacancy in the commission
shall be filled in the same manner as the original appointment of a Commissioner who
has died, resigned, or been removed. All vacancies shall be filled for the unexpired term
of a Commissioner who has died, resigned, or been removed.
Section 5.
Resignation. A Commissioner may resign at any time by
delivering written notice to the chairperson of the commission. A resignation is effective
when delivered unless the notice specifies a later effective date. Once delivered, the
notice of resignation is irrevocable unless revocation is permitted by the commission.
Section 6.
Removal. A Commissioner may be removed by the appointing
authority for the Commissioner for inefficiency or neglect of duty or misconduct in
office. The Commissioner shall not be removed until after the Commissioner has been
given a copy of the charges against the Commissioner at least 10 days prior to the hearing
thereon and had an opportunity to be heard in person or by counsel. In the event of the
removal of any Commissioner, a record of the proceedings, together with the charges and
findings thereon, shall be filed in the Office of the Clerk for each city and county in the
Authority.
Section 7.
Compensation. A Commissioner shall receive no compensation
for services, but shall be entitled to the payment or reimbursement of expenses, including
travel expenses, in the discharge of the duties of the Commissioner, in accordance with
standards and procedures adopted from time to time by the Authority.
ARTICLE III
OFFICERS
Section 1.
Officers. The officers of the Authority shall be a chairperson
(hereinafter the “Chair”), one or two vice-chairs provided in Section 3. below (hereinafter
the “Vice-Chair” or “Vice-Chairs”), a Secretary, a Treasurer, and, from time to time, a
Chair Emeritus.
Section 2.

Chair.

2.1
The Chair is empowered and shall (1) preside at all meetings of
the Commissioners; (2) preserve order; (3) decide all questions of order according to
parliamentary rules; (4) appoint all committees.; (5) except as otherwise authorized or directed
by the Commissioners, sign all contracts, deeds, and other instruments made by the Authority;
(6) submit such recommendations and information as may be considered pertinent to the
Commissioners for consideration; and (7) serve as a spokesperson on behalf of the Authority.
2.2
The chair shall exercise general supervision over the Executive
Director; negotiate terms of an employment agreement; act on behalf of the Authority in
enforcing terms and conditions of the agreement; review and evaluate the employment-related
performance of the Executive Director; and negotiate any changes in length of service,
compensation or other contract matters.
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Section 3.

Vice-Chairs.

3.1
One Vice-Chair shall be elected annually in accordance with
Section 8 below. The Commissioners may determine, at any time, to create a second office of
Vice-Chair and elect a Commissioner to that position. The Commissioners may refer the
election of a second Vice-Chair to the procedures for nomination set forth in Section 3.3 of
Article V. Unless otherwise established by the Commissioners, there will be no distinction in
rank or position between two Co-Vice-Chairs.
3.2
At any time that only one Vice-Chair is serving as such, that
individual shall perform the duties of the Chair in the absence or incapacity of the Chair and in
the case of the resignation or death of the Chair, the Vice-Chair shall perform such duties as
are imposed on the Chair until such time as the Authority shall select a new Chair.
3.3
In the event there are two Vice-Chairs, the Chair may, verbally
or by written designation, appoint a Vice-Chair to act on his or her behalf in the absence of the
Chair and the Chair may, in his or her absence, divide the Chair’s duties between the ViceChairs. In the absence of such designation, it shall be made by the Commissioners. In the case
of the resignation or death of the Chair, either Vice-Chair may perform such duties as are
imposed on the Chair until such time as the Authority shall select a new Chair.
Section 4.
Secretary (Executive Director). The Executive Director shall be
the Secretary of the Authority. As Secretary, he/she shall be responsible for keeping
correct records of the meetings of the Commissioners; supervise the preservation of all
records of the Authority; and be responsible for all funds of the Authority.
Section 5.
Treasurer. The Treasurer shall consult with the Executive
Director on financial matters pertaining to the Authority and the administration of its
funds; shall serve as the direct liaison between the Commissioners and the Executive
Director on financial issues; shall review and assist in presentations to the Commissioners
concerning the financial aspects of the Authority; and shall cause reports to be made to
the Commissioners at the times and in the form determined by the Commissioners. The
Treasurer shall not, personally, audit, or be responsible for, or in any manner supervise
any certified audit of the Authority which will be conducted not less often than annually
in accordance with Section 3 of Article VII. The Treasurer may rely on all reports and
computations presented to him/her and will not be responsible for any investigation
thereof. The Commissioner elected to the position of Treasurer shall have no greater
fiduciary duty to the Authority than any other Commissioner, and the Board shall limit
his/her duties accordingly.
Section 6.
Chair Emeritus. The immediate past Chair of the Authority shall
be the Chair Emeritus. The Chair Emeritus shall provide guidance to the Chair,
Executive Committee, and Commissioners, as appropriate. The Chair Emeritus will be a
voting member of the Board unless his/her appointment as a Commissioner has expired.
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Section 7.
Additional Duties. The officers of the Authority shall perform
such other duties and functions as may from time to time be required by the
Commissioners or by the Bylaws or rules and regulations of the Authority.
Section 8.
Election, Appointment, and Term. The Chair, not less than one
Vice-Chair, and Treasurer shall be elected, on a biennial basis, by the Commissioners
from among their members at their first regular meeting in October of each year. They
shall assume office on January 1 of the next following year and shall hold office for one
year or until their successors are elected and qualified.
8.1
Except for the Treasurer, no elected officer may serve for more
than four consecutive years in the position to which he/she is elected. After having served in
one elected position, a Commissioner may not be re-elected to that position without respect to
whether he/she has held the position for four consecutive years. The Treasurer may serve as
such for six consecutive years. The Chair Emeritus shall serve for one year and, upon
agreement with the Chair, a second year.
Section 9.
Vacancies. Should the offices of Chair, Vice-Chair, or Treasurer
become vacant, the Commissioners shall elect a successor from its membership at the
next regular meeting, and such election shall be for the unexpired term of said office.
When the office of Secretary becomes vacant, the Commissioners shall appoint a
successor.
Section 10. Assistant Officers. The Commissioners may, by resolution,
authorize from among the personnel or Commissioners such deputy or assistant officers
as they deem to be in the best interest of the Authority, with such terms and duties as the
Commissioners may prescribe.
ARTICLE IV
MEETINGS
Section 1.
Annual Meeting. The Annual Meeting of the Authority shall be
held on the third Tuesday in January of each year at 6:15 p.m., at the regular meeting
place of the Authority. In the event such date shall fall on a legal holiday, the Annual
Meeting shall be held on the next succeeding day.
Section 2.
Regular Meetings. The regular meetings of the Commissioners
shall be held on the third Tuesday of each month at the hour of 6:15 p.m., at the principal
offices of the Authority, 135 SW Ash Street, Portland, Oregon, or at such other place as
may be designated by the Chair or the Secretary; provided, however, that in the event the
Chair determines that the business of the Authority may best be accomplished at a special
meeting or meetings, he/she may cancel any regular meeting. No notice of cancellation
of a regular meeting is required unless notice of its being held has been given.
Section 3.
Special Meetings. The Chair, either Vice-Chair, or Secretary
may, when any of them deem it expedient, and shall upon the written request of two
Commissioners, call a special meeting of the Commissioners to be held at such time and
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place, including by telephone or electronically as the person or persons calling the
meeting shall appoint for the purpose of transacting any business designated.
Section 4.
Notice. The Secretary, or such other person as the Chair may
appoint, shall give notice in writing of all meetings, by delivering a copy of the notice to
each Commissioner, by emailing the notice to each Commissioner at the email address
each of them has designated, or by mailing such notice to each Commissioner at the
Commissioner’s business or home address, at least 48 hours prior to such meeting except
in cases of actual emergency, when notice shall be in such time and manner as is
appropriate to the circumstances. The notice shall state generally the nature of the
business intended to be considered through the publication of an agenda or similarly;
provided however, that any business may be considered at any duly called meeting
notwithstanding the lack of notice of such business. Any person or organization
(including, but not limited to, the public media), who desires to be notified of the
meetings of the Authority may register with the Secretary who shall provide notices to
such individuals and organizations in the manner and time provided for notice to the
Commissioners. The Secretary may, from time to time, at his or her discretion, require
the re-registration of any such persons desiring notice.
Section 5.
Quorum. A majority of the then-appointed Commissioners of the
Authority shall constitute a quorum for the purpose of conducting the business and
exercising the powers of the Authority and for all other purposes, but a smaller number
may adjourn from time to time until a quorum is obtained. When a quorum is in
attendance, action may be taken by the Commissioners upon a vote of a majority of the
Commissioners present.
Section 6.
Manner of Voting. The voting on all questions coming before the
Board of Commissioners shall be by voice vote. All action of the Commissioners shall
be deemed to have been taken unanimously by all Commissioners present unless a
Commissioner notes that he/she is abstaining or voting in opposition to the majority as
determined by the presiding officer, in which event the ayes and nays shall be entered
upon the minutes of such meeting with respect to such matter.
Section 7.
Authority Business. All business of the Authority shall be
conducted by the adoption of a resolution, the approval of a staff or Commissioner report,
or passage of a motion of a Commissioner. All resolutions and reports shall be in writing
and a copy of each report and resolution must be submitted prior to adoption or approval
to each of the Commissioners present at the meeting considering adoption or approval.
Adopted reports and resolutions shall be included in the minutes of the Authority.
Meetings will be conducted in accordance with “Roberts Rules of Order” as modified by
the Commissioners.
Section 8.
Minutes. The Secretary shall be responsible for the taking of
written minutes of all meetings of the Commissioners. Neither a full transcript nor a
recording of the meeting is required, but the written minutes must give a true reflection of
the matters discussed at the meeting and the views of the participants. All minutes shall
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be available to the public upon request within a reasonable time after the meeting, and
shall include at least the following information:
8.1

All Commissioners present;

8.2

All motions and resolutions proposed and their disposition;

8.3

The results of all votes and the vote of each Commissioner by

8.4

A summary of any discussion on any matter; and

name;

8.5
discussed at the meeting.

Except as permitted by law, a reference to any document

Section 9.
Public Meetings Law. All meetings of the commission shall be
open to the public in the manner and to the extent provided in the Oregon Public
Meetings Law (ORS 192.610 to 192.690) as in effect from time to time. Executive
sessions may be held for the purposes and subject to the procedures set forth in the
Oregon Public Meetings Law. Minutes of meetings and executive sessions shall be kept
in compliance with the provisions of the Oregon Public Meetings Law.
Section 10. Telephonic or Electronic Meetings. Any action required to be
taken at a meeting of the Commissioners, or any action which may be held through the
use of telephone or other electronic communication otherwise convened and conducted in
accordance with these Bylaws. Each participant must be able to simultaneously
communicate with each other participant.
ARTICLE V
COMMITTEES
Section 1.
Designation and Limitations.
The Chair may designate
committees of the Authority and, subject to the provisions of this Article V, shall
designate the size, composition, duties, organization, administration, and duration of such
committees. Any committee may be composed of Commissioners, staff, or any other
persons. In the event a committee is authorized to act on behalf of the Board of
Commissioners, the committee shall so act only if a majority of the Commissioners so
appointed approve such action. No committee shall exercise the power of the Authority
to amend or repeal the Bylaws, rules, or regulations of this Authority; or to select the
Chair, Vice-Chairs, or Executive Director of the Authority.
Section 2.
Standing Committees. The Authority shall have the following
standing committees:
2.1
Executive Committee. The Executive Committee shall be
composed of the elected Officers of the Authority. When only one Vice-Chair is serving, the
Chair shall appoint a fourth Commissioner to the Executive Committee. the Chair Emeritus
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may be selected as the fourth member of the Executive Committee. The Committee will be the
primary liaison between the Board and the Executive Director. The Executive Committee will
review matters that the Executive Director intends to present or have presented to the meetings
of the Board. The Executive Committee shall consult with other committees with respect to
their recommendations to the Board. Unless specifically authorized by the Board, the
Executive Committee will take no action that is binding upon the Authority. The Chair of the
Authority shall be the presiding officer of the Executive Committee.
2.2
Audit and Finance Committee. The Audit and Finance
Committee shall, on a regular basis, review the operating statements of the Authority and make
recommendations to the Board and the Executive Director with respect to the financial
operations of the Authority. The Committee shall appoint an outside firm to perform the
annual audit of the Authority and shall receive the annual certified audit of the Authority’s
operations prior to its presentation to the Board. The Audit and Finance Committee may
require, and shall review, the Authority’s internal audits. The Audit and Finance Committee
shall be composed of not fewer than three Commissioners, including the Treasurer who shall
be its presiding officer. The Chair may appoint additional members from Home Forward’s
staff, with the approval of the Executive Director, and volunteers from the community with
financial experience.
2.3
Nominating Committee. The Executive Committee shall serve
as the Nominating Committee.
2.4
The Real Estate and Development Committee. The Chair
shall, annually, appoint one Commissioner to preside and no fewer than two additional
Commissioners to serve on the Real Estate and Development Committee. The Chair may also
appoint one community member to serve on the Real Estate and Development Committee. The
Chair may also appoint one community member to serve on the Real Estate and Development
Committee. The Real Estate and Development Committee shall review and recommend to the
Board the approval of proposals of the officers and staff of the Authority for acquisition,
disposition, rental, construction, rehabilitation, maintenance and management of the housing
developments and facilities of the Authority.
ARTICLE VI
INDEMNIFICATION OF COMMISSIONERS,
OFFICERS, EMPLOYEES, AND AGENTS
Section 1.

Authority to Indemnify Representatives.

1.1
Except as provided in Paragraph 1.3, the Authority may
indemnify an individual made a party to a proceeding because the individual is or was a
Commissioner, officer, employee, or agent of the Authority (a “Representative”) against
liability incurred in the proceeding unless:
1.1.1

The conduct of the Representative was outside the scope of

his/her official duties;
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1.1.2

The Representative’s conduct constituted malfeasance in

1.1.3

The Representative’s conduct constituted a willful or

office; or
wanton neglect of duty.
1.2
The termination of a proceeding by judgment, order, settlement,
conviction, or upon a plea of nolo contendere or its equivalent is not, of itself, determinative
that the Representative did not meet the standard of conduct described in this section.
1.3

The Authority may not indemnify a Representative under this

section:
1.3.1 In connection with a proceeding by or in the right of the
Authority in which the Representative was adjudged liable to the Authority; or
1.3.2 In connection with any other proceeding charging improper
personal benefit to the Representative in which the Representative was adjudged liable on the
basis that personal benefit was improperly received by the Representative.
1.4
Indemnification permitted under this Section in connection with
a proceeding by or in the right of the Authority is limited to reasonable expenses incurred in
connection with the proceeding.
Section 2.
Mandatory Indemnification. The Authority shall indemnify a
Representative who was wholly successful, on the merits or otherwise, in the defense of
any proceeding to which the Representative was a party because of being a
Representative of the Authority against reasonable expenses incurred by the
Representative in connection with the proceeding.
Section 3.

Advance for Expenses.

3.1
The Authority may pay for or reimburse the reasonable expenses
incurred by a Representative who is a party to a proceeding in advance of final disposition of
the proceeding if:
3.1.1 The Representative furnishes the Authority a written
affirmation of the Commissioner’s, officer’s, employee’s, or agent’s good faith belief that the
Representative has met the standard of conduct described in Section 1; and
3.1.2 The Representative furnishes the Authority a written
undertaking, executed personally or on the Representative’s behalf, to repay the advance if it is
ultimately determined that the Representative did not meet the standard of conduct.
3.2
The undertaking required by Paragraph 3.1.2 must be an
unlimited general obligation of the Representative but need not be secured and may be
accepted without reference to financial ability to make repayment.
70829395.4 0051700-00006

Home Forward Board of Commissioners
September 2015

38

3.3
Any authorization of payments under this Section may be made
by resolution of the Commissioners or by contract.
Section 4.

Determination and Authority of Indemnification.

4.1
The Authority may not indemnify a Representative under Section
1 unless authorized in the specific case after a determination has been made that
indemnification of the Representative is permissible in the circumstances because the
Representative has met the standard of conduct set forth in Section 1.
4.2
permissible shall be made:

A determination that indemnification of a Representative is

4.2.1 By the Commissioners by majority vote of a quorum
consisting of Commissioners not at the time parties to the proceeding;
4.2.2 If a quorum cannot be obtained under Paragraph 4.2.1, by a
majority vote of a committee duly designated by the Commissioners consisting solely of two or
more Commissioners not at the time parties to the proceeding. However, Commissioners who
are parties to the proceeding may participate in designation of the committee;
4.2.3 By special legal counsel selected by the Commissioners or
their committee in the manner prescribed in Paragraphs 4.2.1 or 4.2.2 or, if a quorum of the
Commissioners cannot be obtained under Paragraph 4.2.1 and a committee cannot be designated
under Paragraph 4.2.2, the special legal counsel shall be selected by a majority vote of the
Commissioners, including Commissioners who are parties to the proceeding.
4.3
Authorization of indemnification and evaluation as to
reasonableness of expenses shall be made in the same manner as the determination that
indemnification is permissible, except that if the determination is made by special legal
counsel, authorization of indemnification and evaluation as to reasonableness of expenses shall
be made by those entitled under Paragraph 4.2.3 to select counsel.
Section 5.
Insurance. The Authority may purchase and maintain insurance
on behalf of a Representative against liability asserted against or incurred by the
Representative who is or was a Representative of the Authority or who, while a
Representative, is or was serving at the request of the Authority as a director, officer,
partner, trustee, employee, or agent of a partnership, joint venture, employee benefit plan,
or other enterprise. The Authority may purchase and maintain the insurance even if the
Authority has no power to indemnify the Representative against the same liability under
Section 1.
Section 6.

Application of Article VI.

6.1
The indemnification and provisions for advancement of expenses
provided by this Article VI shall not be deemed exclusive of any other rights to which
Representatives may be entitled under any agreement, general or specific action of its
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Commissioners, or otherwise, and shall continue as to a person who has ceased to be a
Representative and shall inure to the benefit of the heirs, executors, and administrators of such
a person. Specifically and not by way of limitation, the Authority shall have the power to
make or agree to make any further indemnification, including advancement of expenses, of:
6.1.1 Any Representative whose agreement for such was
approved, adopted, or ratified, before or after such indemnification or agreement is made; and
6.1.2 Any officer, employee, or agent who is not an officer,
employee, or agent as authorized by general or specific action of the Commissioners or by
agreement.
6.2
This article does not limit the Authority’s power to pay or
reimburse expenses incurred by a Commissioner in connection with the Commissioner’s
appearance as a witness in a proceeding at the time when the Commissioner has not been made
a named defendant or respondent to a proceeding.
ARTICLE VII
MANAGEMENT
Section 1.
Fiscal Year. The fiscal year of the Authority shall begin on the
first day of April of every year. The commencement date of the fiscal year herein
established shall be subject to change by the Commissioners.
Section 2.
Books and Accounts. Books and accounts of the Authority shall
be kept under the direction of the Secretary and in accordance with systems approved by
the Commissioners.
Section 3.
Auditing. At the close of each fiscal year, the books and records
of the Authority shall be audited by a certified public accountant selected by the
Commissioners whose report will be prepared and certified.
Section 4.
Execution of Corporate Documents. The Chair and the
Secretary (the latter acting in his capacity as Executive Director), are authorized to
execute all notes and contracts authorized by the Board of Commissioners. With the
prior authorization of the Commissioners, notes, checks, and contracts may be executed
by other designated persons.
Section 5.
Personnel. The Authority may, from time to time, employ and
compensate such personnel as the Commissioners deem necessary to exercise their
powers, duties, and functions as prescribed by the Housing Authorities Law and all other
laws of the State of Oregon and the United States applicable thereto. Except for the
Executive Director, the selection of all personnel shall be the responsibility of the
Executive Director.
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ARTICLE VIII
CONFLICT OF INTEREST
Section 1.

Contracts.

1.1
Neither the Authority nor any of its contractors or their
subcontractors may enter into any contract, subcontract, or arrangement in connection with any
project of this Authority in which any of the following classes of people has an interest, direct
or indirect, during his or her tenure or for one year thereafter:
1.1.1 Any present or former Commissioner, or any member of
the Commissioner’s immediate family. There shall be excepted from this prohibition any present
or former tenant Commissioner who does not serve on the governing body of a resident
corporation, and who otherwise does not occupy a policy-making position with a resident
corporation, the Authority or a business entity.
1.1.2 Any employee or agent of the Authority who formulates
policy or who influences decisions with respect to the project(s), or any member of the
employee’s or agent’s immediate family, or the employee’s or agent’s partner.
1.1.3 Any public official, member of the Portland, Gresham, or
Multnomah County governing bodies or Oregon State legislator, or any member of such
individuals’ immediate family, who exercises functions or responsibilities with respect to any
project(s) or the Authority.
1.2
Any member of these classes of persons must disclose the
member’s interest or prospective interest to the Authority and, as to federally funded projects,
the Department of Housing and Urban Development.
1.3
The requirements of Paragraph 1.1 may be waived by the
Department of Housing and Urban Development for good cause. No person for whom a
waiver is requested may exercise responsibilities or functions with respect to the contract to
which the waiver pertains.
1.4
The provisions of this Section 1. shall not apply to the General.
Depository Agreement entered into with an institution regulated by a Federal agency, or to
utility service for which the rates are fixed or controlled by the State or local agency.
1.5
Nothing in this section shall prohibit a tenant of the Authority
from serving as a Commissioner.
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Section 2.

Employment.

2.1
The Authority may not hire an employee if the prospective
employee is an immediate family member of any person belonging to one of the following
classes:
2.1.1 Any present or former Commissioner. There shall be
excepted from this prohibition any former tenant Commissioner who does not serve on the
governing body of a resident corporation, and who otherwise does not occupy a policy-making
position with the Authority.
2.1.2 Any employee of the Authority who formulates policy or
who influences decisions with respect to project(s).
2.1.3 Any public official, member of the Portland, Gresham, or
Multnomah County governing body, or Oregon State legislator who exercises functions or
responsibilities with respect to any project(s) or the Authority.
2.2
The prohibition referred to in Paragraph 2.1 shall remain in effect
throughout the class member’s tenure and for one year thereafter.
2.3
The class member shall disclose to the Authority and as to
federally funded projects, the Department of Housing and Urban Development, the member’s
familial relationship to the prospective employee.
2.4
The requirements of this subsection 2 may be waived by the
Commissioners for good cause.
Section 3.
Definitions. For purposes of Sections 1 and 2, the term
“immediate family member” means the spouse, mother, father, brother, sister, or child of
a covered class member (whether related as a full blood relative, or as a “half” or “step”
relative, e.g., a half-brother of stepchild).
Section 4.
Impartiality. No Commissioner, officer, employee, or agent
(“Representative”) shall grant or make available to any person any consideration,
treatment, advantage, or favor beyond that which it is the general practice to grant or
make available to all members of the public similarly entitled thereto.
Section 5.
Use of Public Property. No Representative shall request, use, or
permit the use of any publicly owned or publicly supplied property, vehicles, equipment,
material, labor, or service for the personal convenience or the private advantage of
himself/herself or of any other person. This provision shall not be deemed to prohibit any
Representative from requesting, using, or permitting the use of such publicly owned and
publicly supplied property, vehicles, equipment, material, labor, and service which it is
the general practice to make available to the public at large or which are provided as a
matter of stated public policy for the use of Representatives in the conduct of official
business.
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Section 6.
Personal Privilege. No Representative shall request or use any
privilege or advantage derived from his employment by, or appointment to, the Authority
that has not been authorized, specifically or by reasonable implication, by the
Commissioners. Any question respecting such authorization shall be determined by the
Commissioners prior to the exercise of such privilege or advantage.
Section 7.
Representation of Private Persons. No Representative shall
appear on behalf of any private person other than himself or herself before the Authority.
Section 8.
Gifts and Favors. No Representative shall give or accept any gift
whether in the form of money, thing, favor, loan, or promise, that would not be offered or
given to or by him/her, if he/she were not a Representative. Excepted are gifts of
nominal value given or received as tokens of appreciation and gifts to officers or
employees (other than Commissioners) conferred by the Commissioners.
Section 9.

Confidential Information.

9.1
No Representative shall, except in the ordinary course of his/her
assigned duties, or without prior formal authorization, disclose any confidential information
concerning any other Representative, any tenant, lessor, contractor, or any other person, or any
property or affairs of the Authority unless otherwise required by law.
9.2
Whether or not it shall involve disclosure, no Representative
shall use or permit the use of any such confidential information to advance the financial or
personal interest of himself or herself or any other person.
Section 10.
10.1

Determination of Conflict of Interest.
A determination that a conflict of interest exists shall be made:

10.1.1 By the Commissioners by majority vote of a quorum
consisting of Commissioners not at the time parties to the proceeding;
10.1.2 If a quorum cannot be obtained under paragraph 10.1.1, by
a majority vote of a committee duly designated by the Commissioners consisting solely of two or
more Commissioners not at the time parties to the proceeding. However, Commissioners who
are parties to the proceeding may participate in designation of the committee;
10.1.3 By special legal counsel selected by the Commissioners or
its committee in the manner prescribed in Paragraphs 10.1.1 or 10.1.2 or, if a quorum of the
Commissioners cannot be obtained under Paragraph 10.1.1 and a committee cannot be
designated under Paragraph 10.1.2, the special legal counsel shall be selected by a majority vote
of the Commissioners, including Commissioners who are parties to the proceeding.
Section 11. Advisory Opinions.
Upon the written request of the
Representative concerned, the Commissioners or specially appointed legal counsel shall
render a written advisory opinion based upon the provisions of this Article.
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Section 12. Sanctions. In the event that the Commissioners or specially
appointed legal counsel shall make a determination that the conduct of any
Representative was improper, the Commissioners may, based upon their written findings,
conclusions, and determinations, institute appropriate action for censure, suspension, or,
in the case of a Commissioner, recommendation to the Mayor of the City of Portland for
the removal from office of the Commissioner. Additionally, should the Commissioners
feel such action is necessary, they may turn the matter over to appropriate counsel for
legal action.
ARTICLE IX
AMENDMENTS
The Bylaws of the Authority shall be amended only with the approval of a majority of the
Commissioners at a regular or a special meeting, but no such amendment shall be adopted unless
at least seven days’ written notice thereof has been previously given to Commissioners.
ARTICLE X
NONDISCRIMINATION
The Authority shall not discriminate in providing services, hiring employees, or
otherwise, upon the basis of gender, race, creed, marital status, sexual orientation, religion, color,
age, or national origin.
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MEMORANDUM

Board of Commissioners

To:

Date:
From:

Molly Rogers, Director of Asset
Management
503.802.8462
Erik M. Olson, Asset Manager
503.802.8437

Subject:

September 15, 2015
Authorize Execution of
Documents for Effectuation of the
Acquisition, Redevelopment, and
Refinance of the St. Francis
Apartments
Resolution 15-09-02

The Board of Commissioners is specifically requested to authorize the following actions
necessary to complete the transfer of ownership of St. Francis Apartments to Saint Francis
LLC and refinance the existing loan utilizing a HUD-insured 223(f) loan. This includes the
following actions:






Formation of the sole member LLC called Saint Francis LLC;
Transfer title from St. Francis Limited Partnership to Saint Francis LLC;
Execution and delivery of documents by Saint Francis LLC, and Home Forward on
its own behalf and its capacity as sole member of the Saint Francis LLC to
effectuate the acquisition, redevelopment, and refinancing of the St. Francis
Apartments;
The execution of any other documents deemed necessary by our counsel to
effectuate this transfer and refinance.

This activity aligns with Strategic Operations Plan Goal 2: We will increase the number of
housing units for our community through preservation, development and acquisition. It
specifically addresses Priority Initiative 1: Evaluate and reposition existing projects, with an
emphasis on preserving the public housing high rises.
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ISSUE
In 2002, Home Forward entered into a Low Income Housing Tax Credit (LIHTC) Limited
Partnership called St. Francis Limited Partnership for the purpose of constructing the St.
Francis Apartments, located at the corner of SW Main and SW 11th Avenue in downtown
Portland.
On December 16, 2014, Resolution 14-12-03 and Resolution 14-12-04 was approved by
the Home Forward Board to authorize the Executive Director to execute documents to
acquire the Limited Partner’s interest in St. Francis Limited Partnership, transfer the
property ownership to Home Forward, and execute documents to refinance the existing
loan. Positive progress is being made toward completing the exit of the Limited
Partnership and closing the refinance of the HUD-insured 223(f) loan through PNC Bank.
Upon advice from Home Forward legal counsel and a financing requirement by HUD, the
property must be transferred into a single asset LLC with Home Forward being the sole
member owning 100%.
The requirement is to provide Fannie Mae the protection against potential sponsor
bankruptcy. By forming a single member LLC, Home Forward will retain complete control
of the property and is a typical requirement by lenders. The request is a technicality that
needs to be corrected since the previous approval of resolution 14-12-03 and 14-12-04
authorized the transfer of the property to Home Forward rather than Saint Francis LLC.
If approved, the action will prevent the need for loan closing extension fees if delayed and
keep the project on track for an estimated closing date of October 1, 2015. This will result
in better than expected debt savings due to lower interest rates at the time of interest rate
lock and increased ADA accessibility in all studio units serving our residents.
There is no financial impact or risk to this request. It is a technical change to the
ownership structure due to a requirement by HUD and recommended by Home Forward
legal counsel. We locked the interest rate at 3.38% for 35 years which results in
approximately $78,000 annual debt service savings. These savings will be used to provide
resident services, manage the capital needs into the future, and fund reserves to preserve
the asset well into the future.
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RESOLUTION 15-09-02
RESOLUTION 15-09-02 AUTHORIZES THE EXECUTION AND DELIVERY OF
DOCUMENTS BY HOME FORWARD, ON ITS OWN BEHALF AND IN ITS CAPACITY AS
SOLE MEMBER OF SAINT FRANCIS LLC, TO EFFECTUATE THE ACQUISITION,
REDEVELOPMENT AND REFINANCING OF THE ST. FRANCIS, LOCATED AT 1024 SW
MAIN STREET, PORTLAND, OR 97205
WHEREAS, Home Forward seeks to encourage the provisions of long-term housing for
low-income persons residing in the City of Portland, Oregon (the “City”);
WHEREAS, ORS 456.120(18) authorizes Home Forward to finance, plan, undertake,
construct, acquire and operate housing projects;
WHEREAS, ORS 456.065 defines “housing project” to include, among other things, “any
work or undertaking… to provide decent, safe, sanitary urban or rural housings for
persons or families of lower income”;
WHEREAS, the project known as the St. Francis, located at 1024 SW Main Street,
Portland, Oregon (the “Project”) is currently owned by St. Francis Limited Partnership, an
Oregon limited partnership (the “Partnership”).
WHEREAS, Home Forward is the general partner of the Partnership.
WHEREAS, Home Forward, as the general partner of the Partnership has all the requisite
approvals to transfer and convey the Property to an entity formed and controlled by Home
Forward.
WHEREAS, Home Forward formed Saint Francis LLC, an Oregon limited liability company
(hereafter, the “Company”), in order to have the Company acquire title to the Project.
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WHEREAS, Home Forward is the sole member of the Company.
WHEREAS, Home Forward, for itself and as sole member of the Company, will assist as
sole member of the Company in the refinancing of the Project.
WHEREAS, the Project will be refinanced with a new loan from PNC Bank, N.A., a national
banking association (“Lender”), in an amount of up to Three Million Nine Hundred Six Fifty
Thousand Five Hundred and 00/100 dollars ($3,906,500.00) (the “Loan”). The U.S.
Department of Housing and Urban Development (“HUD”) has issued a firm commitment
dated June 17, 2015, as may be amended, to insure the Loan under the provisions of
Section 207 pursuant to Section 223(f) of the National Housing Act, as amended.
WHEREAS, the Company will be the borrower under the Loan.
WHEREAS, Home Forward will be required to execute numerous documents on behalf of,
and as sole member of, the Company to close the Loan.
WHEREAS, the Board of Commissioners of Home Forward desires to consent to these
transactions, consent to the documents which will be executed, to grant authority to
certain individuals to execute documents on behalf of Home Forward for the benefit of the
Company, and to ratify certain actions pertaining to these transactions taken prior to the
date of this resolution.
WHEREAS, the Board of Commissioners have previously passed Resolution Nos 14-1203 and 14-12-04, which are hereby ratified and affirmed, and modified by this Resolution.
WHEREAS, ORS 456.135 authorizes Home Forward and/or the Partnership to delegate to
one or more of its agents and employees such powers as it deems proper.
It is therefore resolved by the Commissioners of Home Forward as follows:
NOW, THEREFORE, BE IT RESOLVED, that the above recitals are hereby incorporated
into the Resolutions by this reference.
RESOLVED FURTHER, Home Forward is authorized to form Saint Francis LLC and file
Articles of Organization with the Secretary of State of the State of Oregon and execute the
Operating Agreement and such other documents as may be necessary.
RESOLVED FURTHER, Home Forward, as general partner of the Partnership, is authorized
to transfer and convey title to the Property to the Company in exchange for the
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assumption of existing debt and other obligations in favor of Oregon Housing and
Community Services (“OHCS”) and the City of Portland, acting by and through the
Portland Housing Bureau (“PHB”).
RESOLVED FURTHER, that Home Forward, for itself and as general partner of the
Partnership and sole member of the Company, is hereby authorized to execute and deliver
any and all documents necessary to assign the obligations with OHCS and PHB from the
Partnership to the Company.
RESOLVED FURTHER, Home Forward, as sole member of the Company and on its
behalf, is hereby authorized, empowered and directed to execute, acknowledge and
deliver all resolutions, certifications, statements, agreements, riders, notes, security
instruments, letters of credit, regulatory agreements and documents required or advisable
in connection with the transactions described above including but not limited to the
following Loan documents and any amendments or riders thereto:
a.
b.
c.
d.
e.
f.
g.
h.
i.
j.
k.
l.
m.
n.
o.
p.

Deed of Trust Note
Deed of Trust encumbering the Project
HUD Regulatory Agreement
Subordination Agreements
Mortgagor’s Certificate
Agreement and Certification
Incumbency Certificate
Closing Statement
Borrower’s Oath
Firm Commitment, and any amendments
Rate Lock/Loan Commitment
Property Management Agreement. and any amendments
Escrow Instructions
Borrower’s Opinion Certification
Previous Participation Certification (HUD-2530)
Repair Escrow (in connection with repairs and rehabilitation to be completed
in connection with the Loan)

RESOLVED FURTHER, the Commissioners hereby ratify the execution and delivery of any
of the documents referenced above and any amendments or revisions to such documents
as required by HUD or the Lender made by Home Forward prior to the date of this
Resolution.
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RESOLVED FURTHER, Michael Buonocore, the Executive Director of Home Forward, is
hereby authorized to execute on behalf of Home Forward any and all documents,
instruments, or certificates necessary or advisable in connection with the foregoing.
RESOLVED FURTHER the Commissioners hereby ratify any expenditure of funds and any
actions taken prior to the date of this resolution by Michael Buonocore on behalf of Home
Forward in regard to the transactions described herein.
ADOPTED:

SEPTEMBER 15, 2015

Attest:

Home Forward:

_____________________________
Jill C. Smith, For Secretary

____________________________
David M. Widmark, Chair
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RESOLUTIONS
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MEMORANDUM

To:

From:

Board of Commissioners

Date:

Peter Beyer, Chief Financial
Officer
503.802.8538

Subject:

Kandy Sage, Controller
503.802.8585

September 15, 2015
Authorize Approval of Fiscal
Year 2015 Audited Financial
Statements, Single Audit
Reports and Report to the
Board of Commissioners
Resolution 15-09-03

The Board of Commissioners is requested to accept and approve the Independent
Auditor’s Report and Basic Financial Statements for Years Ended March 31, 2015 and
2014, and Supplementary information for the Year Ended March 31, 2015, the Single
Audit Reports for the Year Ended 31, 2015, and the Report to the Board of
Commissioners for the Year Ended March 31, 2015.
Macias Gini and O’Connell LLP (MGO) is the audit firm engaged to audit Home Forward’s
basic financial statements and compliance with federal programs. On September 2, 2015,
MGO met with Home Forward’s Audit and Finance committee and presented the fiscal
year 2015 audit results.
FISCAL YEAR HIGHLIGHTS
During Fiscal Year 2015, two major developments impacted the financial statements. First,
Home Forward acquired the remaining interest in Clay Street Limited Partnership and
became sole owner of Hamilton West, a 152 unit affordable housing property. The tax
credit partnership was originally formed by Home Forward under Section 42 of the Internal
Revenue Code. Second, early development work started at the first four buildings
connected with the 85 Stories initiative. The ongoing development work will impact next

Home Forward Board of Commissioners
September 2015

52

year’s audit as these were finally sold to two partnerships in April 2015, with Home
Forward remaining as a general partner.
Key financial highlights from the audit include:
 Total assets and deferred outflows of resources decreased $3.3 million from
$361.7 million at March 31, 2014 to $358.4 million at March 31, 2015 primarily
due to the elimination of the $3.5 million notes receivable connected with
Hamilton West apartments upon purchase by Home Forward.
 Total liabilities and deferred inflows of resources decreased $5.4 million from
$142.5 million at March 31, 2014 to $137.1 million at March 31, 2015 primarily
due to the payoff of construction debt and conversion to permanent debt
related to Stephens Creek Crossing.
 Total operating revenues increased $6.5 million to $124.4 million. This is mainly
due to a $7.4 million increase in HUD operating subsidies of which $5.5 million
is related to voucher funding and $1.7 million related to rent assistance
management fees. Also, there was a $1.8 million increase in dwelling rental, of
which $1.0 million was generated by the addition of Hamilton West and another
$1.0 million was generated by the full year of rental income from Gretchen
Kafoury, a property purchased by Home Forward in February 2014. This was
offset by a $2.0 million decrease in developer fees.
 Total operating expenses were $120.9 million, an increase of $3.9 million from
the prior year. This increase is primarily due to a $1.3 million increase in
administration costs, a $1.1 million increase in maintenance expenses, and a
$0.8 million increase in depreciation expense.
 Operating results for 2015 yielded operating income of $3.5 million compared to
an increase of $2.6 million from prior year.
 Nonoperating revenues/(expenses) netted a loss of $6.3 million due to $2.7
million in interest expense, $2.9 million of loss due to disposal of assets
associated with capital work at Rockwood Station and the transfer of property
connected with the Children’s Center at Stephens Creek Crossing and a $0.8
million decrease in investment in partnership valuation change.
 Net position increased $2.0 million to $221.2 million at March 31, 2015. This
growth was due to capital contributions of $4.8 million, operating income of
$3.5 million and nonoperating expenses of $6.3 million.
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ANNUAL FINANCIAL REPORT FOR THE YEAR ENDED MARCH 31, 2015
The basic financial statements are comprised of two main columns of results:
1. The Primary government and any blended component units – this column includes
the results for Home Forward (primary government), Home Forward Development
Enterprises (a blended component unit), and any intercompany eliminations.
2. Discretely Presented Component Units – this column aggregates the calendar year
results of 18 low income housing tax credit partnerships where the limited partners
have majority ownership but have delegated the majority of their rights regarding
the operations of the partnership to Home Forward (as general partner).
MGO issued an unmodified opinion on Home Forward’s basic financial statements stating
that they present fairly, in all material respects, the financial position of Home Forward as
of March 31, 2015.
A qualified opinion has been issued by the Auditors relating to the Discretely Presented
Component Units (tax credit properties), as the financial statements of Stephens Creek
Crossing North Limited Partnership, Stephens Creek Crossing South Limited Partnership,
Beech Street Limited Partnership and Union Station A LIH Limited Partnership were
unaudited. Audits were not required for these partnerships and, as such, this requires the
auditors to qualify their opinion for the fiscal year.
AUDITORS' SINGLE AUDIT REPORTS (OMB CIRCULAR A-133 COMPLIANCE)
Home Forward expended over $98.6 million in federal funds during fiscal year 2015, and is
required to have an audit of internal controls in accordance with Government Auditing
Standards and an audit of compliance for each major federal program as required by the
Office of Management and Budget Circular A-133.
The independent auditors tested two major federal programs, providing testing for 87% of
federal expenditures. There were no internal control and no compliance findings.
AUDITOR’S REPORT TO THE BOARD OF COMMISSIONERS
Finally, the auditors issued a Report to the Board of Commissioners for the Year Ended
March 31, 2015, which provides necessary communication on matters related to the
conduct of the audit. This report includes information regarding any:
 Qualitative aspects of accounting practices
 Difficulties encountered in performing the audit
 Corrected and uncorrected misstatements
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Disagreements with management
Management representations
Management consultations with other independent accounts
Other findings or issues

MOTION TO APPROVE
The Audit & Finance Committee recommends acceptance and approval of the presented:
1. Independent Auditor’s Report and Basic Financial Statements for Years Ended
March 31, 2015 and 2014, and Supplementary information for the Year Ended
March 31, 2015
2. Single Audit Reports for the Year Ended March 31, 2015
3. Report to the Audit & Finance Committee for the Year Ended March 31, 2015
ATTACHMENTS
 Independent Auditor’s Report and Basic Financial Statements for Years Ended
March 31, 2015 and 2014, and Supplementary Information for the Year Ended
March 31, 2015
 Home Forward Single Audit Reports (OMB A-133)
 Independent Auditor’s Report to the Board of Commissioners
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Independent Auditor’s Report
Members of the Board of Commissioners
of Home Forward
Portland, Oregon
Report on the Financial Statements
We have audited the accompanying financial statements of the business-type activities (primary
government) and the aggregate discretely presented component units of Home Forward, Oregon, as of and
for the year ended March 31, 2015 and 2014, and the related notes to the financial statements, which
collectively comprise Home Forward’s basic financial statements as listed in the table of contents.
Management’s Responsibility for the Financial Statements
Management is responsible for the preparation and fair presentation of these financial statements in
accordance with accounting principles generally accepted in the United States of America; this includes
the design, implementation, and maintenance of internal control relevant to the preparation and fair
presentation of financial statements that are free from material misstatement, whether due to fraud or error.
Auditor’s Responsibility
Our responsibility is to express opinions on these financial statements based on our audit. We did not
audit the financial statements of the aggregate discretely presented component units of Home Forward.
Those statements of the discretely presented component units, except for the financial statements
discussed in the “Basis for Qualified Opinion on the Aggregate Discretely Presented Component Units”
paragraph, were audited by other auditors whose report has been furnished to us, and our opinion, insofar
as it relates to the amounts included for aggregate discretely presented component units, except for the
financial statements discussed in the “Basis for Qualified Opinion on the Aggregate Discretely Presented
Component Units” paragraph, is based solely on the report of the other auditors.
We conducted our audit in accordance with auditing standards generally accepted in the United States of
America and the standards applicable to financial audits contained in Government Auditing Standards,
issued by the Comptroller General of the United States. Those standards require that we plan and perform
the audit to obtain reasonable assurance about whether the financial statements are free from material
misstatement. The financial statements of the aggregate discretely presented component units, except for
the Gateway Park Limited Partnership, were not audited in accordance with Government Auditing
Standards.
An audit involves performing procedures to obtain audit evidence about the amounts and disclosures in
the financial statements. The procedures selected depend on the auditor’s judgment, including the
assessment of the risks of material misstatement of the financial statements, whether due to fraud or error.
In making those risk assessments, the auditor considers internal control relevant to the entity’s preparation
and fair presentation of the financial statements in order to design audit procedures that are appropriate in
the circumstances, but not for the purpose of expressing an opinion on the effectiveness of the entity’s
internal control. Accordingly, we express no such opinion. An audit also includes evaluating the
appropriateness of accounting policies used and the reasonableness of significant accounting estimates
made by management, as well as evaluating the overall presentation of the financial statements.
We believe that the audit evidence we have obtained is sufficient and appropriate to provide a basis for
our audit opinions.
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Basis for Qualified Opinion on the Aggregate Discretely Presented Component Units
The financial statements of the Beech Street Limited Partnership as of and for the year ended
December 31, 2014 and 2013, and the financial statements of Stephens North Limited Partnership,
Stephens South Limited Partnership, and Union Station A LIH Limited Partnership as of and for the year
ended December 31, 2013 (collectively, Limited Partnerships), have not been audited, and we were not
engaged to audit those financial statements as part of our audit of the Home Forward’s basic financial
statements. The Limited Partnership’s financial activities are included in the Home Forward’s basic
financial statements as a discretely presented component unit and represent 4 percent, 2 percent, and 3
percent of the assets, net position, and revenues/contributions, respectively, for the year ended
December 31, 2014, and represent 15 percent, 6 percent, and 15 percent of assets, net position and
revenues/contributions, respectively, for the year ended December 31, 2013 of the Home Forward’s
aggregate discretely presented component units.
Qualified Opinion
In our opinion, based on the report of other auditors, except for the possible effects of the matter
discussed in the “Basis for Qualified Opinion on the Aggregate Discretely Presented Component Units”
paragraph, the financial statements referred to above present fairly, in all material respects, the financial
position of the aggregate discretely presented component units of the Home Forward as of
March 31, 2015 and 2014, and the changes in financial position thereof for the year then ended in
accordance with accounting principles generally accepted in the United States of America.
Unmodified Opinion
In our opinion, the financial statements referred to above present fairly, in all material respects, the
respective financial position of the business-type activity (primary government) of Home Forward as of
March 31, 2015 and 2014, and the respective changes in financial position and, where applicable, cash
flows thereof for the year then ended in accordance with accounting principles generally accepted in the
United States of America.
Other Matters
Required Supplementary Information
Accounting principles generally accepted in the United States of America require that the management’s
discussion and analysis and schedules of funding progress, as listed in the accompanying table of contents,
be presented to supplement the basic financial statements. Such information, although not a part of the
basic financial statements, is required by the Governmental Accounting Standards Board, who considers
it to be an essential part of financial reporting for placing the basic financial statements in an appropriate
operational, economic, or historical context. We have applied certain limited procedures to the required
supplementary information in accordance with auditing standards generally accepted in the United States
of America, which consisted of inquiries of management about the methods of preparing the information
and comparing the information for consistency with management’s responses to our inquiries, the basic
financial statements, and other knowledge we obtained during our audit of the basic financial statements.
We do not express an opinion or provide any assurance on the information because the limited procedures
do not provide us with sufficient evidence to express an opinion or provide any assurance.
Other Information
Our audit was conducted for the purpose of forming opinions on the financial statements that collectively
comprise Home Forward’s basic financial statements. The other supplementary information, as listed in
the accompanying table of contents, are presented for purposes of additional analysis and are not a
required part of the basic financial statements.
The other supplementary information is the responsibility of management and were derived from and
relate directly to the underlying accounting and other records used to prepare the basic financial
statements. Such information has been subjected to the auditing procedures applied in the audit of the
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basic financial statements and certain additional procedures, including comparing and reconciling such
information directly to the underlying accounting and other records used to prepare the basic financial
statements or to the basic financial statements themselves, and other additional procedures in accordance
with auditing standards generally accepted in the United States of America. In our opinion, the other
supplementary information is fairly stated in all material respects in relation to the basic financial
statements as a whole.
Other Reporting Required by Government Auditing Standards
In accordance with Government Auditing Standards, we have also issued our report dated
September 14, 2015, on our consideration of the Home Forward’s internal control over financial reporting
and on our tests of its compliance with certain provisions of laws, regulations, contracts, and grant
agreements and other matters for the year ended March 31, 2015. The purpose of that report is to describe
the scope of our testing of internal control over financial reporting and compliance and the results of that
testing, and not to provide an opinion on internal control over financial reporting or on compliance. That
report is an integral part of an audit performed in accordance with Government Auditing Standards in
considering the Home Forward’s internal control over financial reporting and compliance.

________________________________
Linda Hurley, Partner
Macias Gini & O’Connell LLP
Walnut Creek, California
September 14, 2015
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This section of Home Forward’s annual financial report presents Management’s Discussion and Analysis of the Home
Forward’s financial performance during the years ended on March 31, 2015 and 2014. Please read it in conjunction with
Home Forward’s basic financial statements that follow this section.
Overview of the Financial Statements
The financial statements consist of three parts: 1. Management’s Discussion and Analysis (this section), 2. The basic
financial statements and 3. Supplementary information (required and other).
Home Forward is a self-supporting entity and follows enterprise fund reporting; accordingly, the financial statements are
presented using the economic resources measurement focus and the accrual basis of accounting. Enterprise fund
statements offer short and long-term financial information about the activities and operations of Home Forward. Agencywide statements report information about Home Forward as a whole using accounting methods similar to those used by
private sector companies. While detailed sub-fund information is not presented, separate accounts are maintained for each
program to control and manage money for particular purposes or to demonstrate that Home Forward is properly using
specific appropriations and grants. The financial statements also include a “Notes to Financial Statements” section that
explains the information in the basic financial statements and provides more detailed data. The Notes to Financial
Statements are followed by a “Supplementary Information” section, which presents the required supplementary
information and other financial schedules of Home Forward’s operating units and its individual properties.
As required by the Governmental Accounting Standards Board (GASB) Statement No. 61 the basic financial statements
include its blended component unit, Home Forward Development Enterprises, and its 21 discretely presented component
units. These discretely presented component units represent multi-family properties structured as limited partnerships,
which have Home Forward as the general partner with minimal ownership interest. The Statements of Net Position
includes all of Home Forward’s assets and liabilities. All of the current year’s revenues and expenses are accounted for in
the Statements of Revenues, Expenses and Changes in Net Position, regardless of when cash is received or paid.
Management’s Discussion and Analysis – For the Year Ended March 31, 2015
Significant Developments
Transfer of Tax Credit Limited Partnership Interest - During fiscal year 2015, Home Forward acquired the remaining
interest in Clay Street Limited Partnership and became sole owner of Hamilton West, a 152 unit affordable housing
property. The tax credit partnership was originally formed by Home Forward under Section 42 of the Internal Revenue
Code.
85 Stories – Work continued on the first phase of Home Forward’s 85 Stories, an $80 million initiative to preserve over
1,200 units of affordable housing at ten buildings in the greater Portland area. The first phase consists of work at four
former public housing properties now supported with housing choice voucher rent assistance including Hollywood East,
Sellwood Center, Northwest Tower and Gallagher Plaza. These properties were transferred to Home Forward
Development Enterprises and will, ultimately, be sold to two tax credit partnerships (of which Home Forward will be a
general partner.)
Financial Highlights
Home Forward’s Statement of Net Position reflects growth in net position during 2015. Specifically:


Total assets and deferred outflows of resources decreased $3.3 million from $361.7 million at March 31, 2014 to
$358.4 million at March 31, 2014 primarily due to the elimination of the $3.5 million notes receivable connected with
Hamilton West apartments upon purchase by Home Forward.
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Total liabilities and deferred inflows of resources decreased $5.4 million from $142.5 million at March 31, 2014 to
$137.1 million at March 31, 2015 primarily due to the payoff of construction debt and conversion to permanent debt
related to Stephens Creek Crossing.



Total operating revenues increased $6.5 million to $124.4 million. This is mainly due to a $7.4 million increase in
HUD operating subsidies of which $5.5 million is related to voucher funding and
$1.7 million related to rent
assistance management fees. Also, there was a $1.8 million increase in dwelling rental, of which $1.0 million was
generated by the addition of Hamilton West and another $1.0 million was generated by the full year of rental income
from Gretchen Kafoury, a property purchased by Home Forward in February 2014. This was offset by a $2.0 million
decrease in developer fees.



Total operating expenses were $120.9 million, an increase of $3.9 million from the prior year. This increase is
primarily due to a $1.3 million increase in administration costs, a $1.1 million increase in maintenance expenses, and
a $0.8 million increase in depreciation expense.



Operating results for 2015 yielded operating income of $3.5 million compared to an increase of $2.6 million from
prior year.



Nonoperating revenues/(expenses) netted a loss of $6.3 million due to $2.7 million in interest expense, $2.9 million of
loss due to disposal of assets associated with capital work at Rockwood Station and the transfer of property connected
with the Children’s Center at Stephens Creek Crossing and a $0.8 million decrease in investment in partnership
valuation change.



Net position increased $2.0 million to $221.2 million at March 31, 2015. This growth was due to capital contributions
of $4.8 million, operating income of $3.5 million and nonoperating expenses of $6.3 million.
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Condensed Statement of Net Position
The following tables show a summary of net position by type at March 31, 2015 and 2014:

2015

(in thousands of dollars)
Assets and Deferred Outflows of Resources
Current assets
Non-current assets
Capital assets
Total assets before deferred outflows of resources
Deferred outflows of resources - derivative instruments

$

50,653
166,585
139,477
356,715
1,671

2014

$

61,295
160,294
138,647
360,236
1,463

Increase
(Decrease)

$

(10,642)
6,291
830
(3,521)
208

Total assets and deferred outflows of resources

358,386

361,699

(3,313)

Liabilities and Deferred Inflows of Resources
Current liabilities
Non-current liabilities
Deferred inflows of resources - derivative instruments
Total liabilities and deferred inflows of resources

14,217
121,250
1,671
137,138

23,176
117,840
1,463
142,479

(8,959)
3,410
208
(5,341)

Net Position
Net Investment in capital assets
Restricted
Unrestricted
Total net position

56,282
18,887
146,079
221,248

60,341
16,516
142,363
219,220

(4,059)
2,371
3,716
2,028

Total liabilities, deferred inflows of resources and net position

$

358,386

$

361,699

$

(3,313)

Year-end Financial Position
Current assets decreased in 2015 from $61.3 million to $50.7 million mainly due to a $9.9 million reduction in current
portion of notes receivable – partnerships which was related to the payment of construction bonds associated with
Stephens Creek Crossing.
Total cash and cash equivalents decreased by $1.6 million due to a $13.8 million outflow of funds for capital and related
financing activities and a $1.0 million net decrease in outstanding line of credit, offset by a $12.3 million increase in cash
flows from operations and an increase of $0.9 million from investing activities. Also, there was a $2.0 milllion increase in
Accounts receivable, net relating to outstanding receivables due from HUD. Additionally, there was a $9.9 million
reduction in current portion of notes receivable – partnerships which related to the payment of construction bonds
associated with Stephens Creek Crossing.
Non-current assets (other than capital assets) increased $6.3 million, mainly due to the increase in notes and accrued
interest receivable related to the permanent debt conversion at Stephens Creek Crossing offset by the elimination of a $3.5
million receivable from Clay Street Limited Partnership connected with the Hamilton West property transaction.
Capital assets increased $0.8 million of which $7.4 million related to work in progress connected to the 85 Stories
initiative and $4.5 million of the increase related to Hamilton West capital assets. Also, there was a net increase of $1.5
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million at Rockwood Station. This was offset by $9.3 million of annual depreciation and $4.7 million of site
improvements transferred to Stephens Creek Crossing. The remaining change is due to capital improvements across the
remaining portfolio.
Current liabilities decreased $9.0 million during the year, mainly due to the payoff of construction bonds connected with
the Stephens Creek Crossing.
Non-current liabilities increased by $3.4 million during 2015. This increase is primarily due to the conversion from
construction debt to permanent debt associated with Stephens Creek Crossing offset by the payoff of bonds payable
related to Clay Street Limited Partnership
Net position at March 31, 2015 was $221.2 million, an increase of $2.0 million over 2014.
Capital Assets
At March 31, 2015, Home Forward had $139.5 million of capital assets, an increase of $0.8 million over the prior year.
More detailed information about Home Forward’s capital debt is presented in Note 8 to the financial statements.

(in thousands of dollars)
Land
Construction in progress
Total capital assets not being depreciated

2015
$

Buildings and improvements
Equipment
Accumulated depreciation
Total capital assets being depreciated
Total capital assets, net

20,472
8,276
28,748

$

23,301
7,248
30,549

206,734
15,344
(111,349)
110,729
$

139,477

Increase
(Decrease)

2014
$

(2,829)
1,028
(1,801)

193,161
14,076
(99,139)
108,098
$

138,647

13,573
1,268
(12,210)
2,631
$

830

Notes and Bonds Payable
At March 31, 2015, Home Forward had $85.4 million of notes and bonds payable outstanding (excluding bonds payable–
partnerships), an increase of $4.7 million over the prior year. More detailed information about Home Forward’s capital
debt is presented in Notes 11 and 12 to the financial statements.
Increase
(in thousands of dollars)
2015
2014
(Decrease)
Current portion of notes and bonds payable
Notes payable - long-term
Bonds payable - long-term

$

2,325
59,059
23,968

$

2,217
54,599
23,815

$

108
4,460
153

Total notes and bonds payable

$

85,352

$

80,631

$

4,721

There were no changes in Home Forward’s credit rating during the year.
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Results of Operation – Year ended March 31, 2015 compared to Year Ended March 31, 2014
Statement of Revenues, Expenses and Changes in Net Position

(in thousands of dollars)
Operating revenues
Rental revenue
HUD subsidies and grants
Development fee revenue
State, local and other grants
Other

2015
$

Operating expenses
Housing assistance payments
Administration
Tenant services
Utilities
Maintenance
Depreciation
Other

Operating income/(loss)
Nonoperating revenues (expenses)
Investment income
Interest expense
Investment in partnership valuation charge
Financing costs
Loss on sale of capital assets
Gain on sale of assets available for sale

2014
$

Capital Contributions
HUD non-operating contributions
Other non-operating contributions

Increase in net position
Net position - Beginning of year
$

Net position - End of year

16,065
89,591
3,161
5,566
3,532
117,915

70,102
21,112
4,464
4,675
9,856
9,280
1,374
120,863

69,859
19,833
4,481
4,608
8,718
8,437
1,023
116,959

3,516

956

468
(2,627)
(790)
(381)
(2,935)
(6,265)

Income (Loss) before Capital Contributions
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16,303
96,682
1,121
6,561
3,712
124,379

Increase
(Decrease)
$

238
7,091
(2,040)
995
180
6,464
243
1,279
(17)
67
1,138
843
351
3,904
2,560

415
(2,298)
(2,885)
(37)
(733)
5,147
(391)

53
(329)
2,095
(344)
(2,202)
(5,147)
(5,874)

(2,749)

565

(3,314)

6,137
(1,360)
4,777

5,136
707
5,843

1,001
(2,067)
(1,066)

2,028

6,408

(4,380)

219,220

212,812

221,248

$

219,220

6,408
$

2,028
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Fiscal year 2015 generated operating income of $3.5 million. This result is a $2.6 million improvement in operating
income from fiscal year 2014. Total operating revenues were $6.5 million higher while operating expenses increased by
$3.9 million.
Operating revenues of $124.4 million increased $6.5 million from fiscal year 2014. This is mainly due to a $7.4 million
increase in HUD operating subsidies of which $5.5 million is related to voucher funding and $1.7 million related to rent
assistance management fees. Also, there was a $1.8 million increase in dwelling rental, of which $1.0 million was
generated by the addition of Hamilton West and a another $1.0 million was generated by the full year of rental income
from Gretchen Kafoury, a property purchased by Home Forward in February 2014. This was offset by a $2.0 million
decrease in developer fees.
Operating expenses increased $3.9 million to $120.9 million in 2015. This increase is primarily due to a $1.3 million
increase in administration costs, a $1.1 million increase in maintenance expenses, and a $0.8 million increase in
depreciation expense.
Nonoperating revenues/(expenses) netted a loss of $6.3 million due to $2.7 million in interest expense, $2.9 million of
loss due to disposal of assets associated with capital work at Rockwood Station and the transfer of property connected
with the Children’s Center at Stephens Creek Crossing and a $0.8 million decrease in investment in partnership valuation
change.
During 2015, HUD nonoperating contributions totaled $6.1 million with funds mainly supporting the preservation work at
the first four 85 Stories properties. This was offset by site improvements contributed to Stephens Creek Crossing.
*****
Management’s Discussion and Analysis – For the Year Ended March 31, 2014
Significant Developments
Sequestration – In March 2013, Federal Budget Sequestration went into effect and required 5.0% spending cuts of federal
programs for federal fiscal year 2013. For Home Forward’s fiscal year 2014, this resulted in a reduction of $4.7 million in
housing assistance and administrative funding. In order to prevent any participant from losing their housing due to this
funding reduction, Home Forward enacted several changes including modifications to the rent reform policy,
implementing a voluntary retirement/layoff program, holding a furlough day, freezing salary increases and reducing
certain administrative expenses.
Additionally, in September 2013, Home Forward and HUD signed a fifth amendment to the Moving to Work agreement
that restored funding for previously defunded public housing units. This amendment resulted in additional public housing
subsidy funding of $3.3 million with the additional funds helping to lessen the impact of the sequestration funding
reductions.
Home Forward Development Enterprises - In April 2013, New Columbia Community Campus changed its name to
Home Forward Development Enterprises and changed the entity’s primary purpose to support Home Forward to allow
development, redevelopment, operation and maintenance of one or more housing projects (as defined in ORS 456.065) in
the state of Oregon as opposed to only the New Columbia neighborhood.
In September 2013, Home Forward converted four buildings from public housing funding to project based section 8
funding and transferred the buildings to Home Forward Development Enterprises. This is the first phase of Home
Forward’s 85 Stories, an $80 million initiative to preserve over 1,200 units of affordable housing at ten buildings in the
greater Portland area. Home Forward management is evaluating the opportunities to preserve the remaining six additional
public housing high rise buildings identified as needing major capital investments.
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St. John’s Woods – On December 20, 2013, Home Forward completed the sale of St. John’s Woods, a 124 unit affordable
housing apartment complex, to Vitus Group for $8.25 million.
Stephens Creek Crossing – In January 2014, construction was completed at and residents moved into Stephens Creek
Crossing, Home Forward’s third HOPE VI project awarded by the U.S. Department of Housing and Urban Development
(HUD). Originally awarded in May 2011, this initiative involved the demolition and replacement of Hillsdale Terrace, a
public housing building containing 60 three-bedroom units building, with 122 units of varying bedroom sizes. The new
property, known as Stephens Creek Crossing, consists of a community center owned by Home Forward, housing owned
by two limited partnership entities (for which Home Forward is the general partner) and a Children’s Center to be
operated by Neighborhood House.
In addition to the 122 units of housing, there will be seven off-site homes, developed in partnership with Habitat for
Humanity, and the homes will be available for first-time homeowners. The redevelopment incorporates sustainable and
green building features, a community garden/urban farm space, a community center for residents and neighbors, and more
open space and play area. Total development costs are $52.2 million.
Transfer of Tax Credit Limited Partnership Interests - During fiscal year 2014, Home Forward acquired the remaining
interest in Columbia Street Limited Partnership and became sole owner of the Gretchen Kafoury Commons, a 129 unit
affordable housing property. Also, Home Forward acquired the remaining interest in the Rockwood Landing Limited
Partnership and became sole owner of Rockwood Landing, a 36 unit affordable housing property. Both tax credit
partnerships were originally formed by Home Forward under Section 42 of the Internal Revenue Code.
Restatement – The financial results for fiscal years 2013 and 2012 have been restated to reflect the changes of GASB
Statement No. 65 Items Previously Recorded as Assets and Liabilities.
Financial Highlights
Home Forward’s Statement of Net Position reflects growth in net position during 2014. Specifically:


Total assets and deferred outflows of resources increased $17.6 million from $344.1 million at March 31, 2013 to
$361.7 million at March 31, 2014 primarily due to an increase of $7.1 million in receivables related to the substantial
completion of construction at Stephens Creek Crossing, an increase in capital assets not being depreciated of $6.3
million (of which $3.9 million is connected to Stephens Creek Crossing, $1.3 million relates to work in progress at
various housing properties, $0.8 million relates to increases in land, and $0.5 million is connected with improvements
at the New Market West headquarters) and a $5.0 million increase in cash connected with the sale of St. John’s
Woods.



Total liabilities and deferred inflows of resources increased $11.2 million from $131.3 million at March 31, 2013 to
$142.5 million at March 31, 2014 primarily due to an increase in notes payable and bonds payable associated with
Stephens Creek Crossing.



Total operating revenues increased $4.6 million to $117.9 million. This is mainly due to $2.2 million increase in
developer fees connected with Stephens Creek Crossing and Beech Street, a $1.3 million increase in dwelling rental
primarily due to a full year of operations from the Yards at Union Station (a former tax credit property purchased by
Home Forward in January 2013), a $1.5 million settlement for repairs at Willow Tree apartments, a $0.8 million
increase in non-dwelling rental associated with the land lease at Beech Street, a $0.6 million increase in funds from
Multnomah County for short term rent assistances offset by a $1.7 million reduction of HUD operating subsidies
associated with sequestration.
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Total operating expenses were $117.0 million, a decrease of $1.7 million from the prior year. This decrease is
primarily due to a $2.0 million reduction in housing assistance payments connected with reduced federal funding due
to sequestration.



Operating results for 2014 yielded operating income of $1.0 million compared to an operating loss of $5.4 million for
2013.



Net position grew $6.4 million to $219.2 million at March 31, 2014. This growth was due to capital contributions of
$5.8 million, the operating income of $1.0 million and nonoperating expenses of $0.4 million.

Condensed Statement of Net Position
The following tables show a summary of net position by type at March 31, 2014 and 2013:

(in thousands of dollars)

2014

Assets and Deferred Outflows of Resources
Current assets
Non-current assets
Capital assets
Assets available for sale
Total assets before deferred outflows of resources
Deferred outflows of resources - derivative instruments

$

61,295
160,294
138,647
360,236
1,463

2013
(as restated)

$

43,710
162,062
132,840
3,264
341,876
2,186

Increase
(Decrease)

$

17,585
(1,768)
5,807
(3,264)
18,360
(723)

Total assets and deferred outflows of resources

361,699

344,062

17,637

Liabilities and Deferred Inflows of Resources
Current liabilities
Non-current liabilities
Deferred inflows of resources - derivative instruments
Total liabilities and deferred inflows of resources

23,170
117,846
1,463
142,479

14,506
114,558
2,186
131,250

8,664
3,288
(723)
11,229

Net Position
Net Investment in capital assets
Restricted
Unrestricted
Total net position

60,341
16,516
142,363
219,220

59,968
18,606
134,238
212,812

373
(2,090)
8,125
6,408

Total liabilities, deferred inflows of resources and net position

$

361,699

$

344,062

$

17,637

Year-end Financial Position
Current assets increased in 2014 from $43.7 million to $61.3 million. Cash and cash equivalents increased $7.1 million,
mainly due to the sale of St. John’s Woods. Cash and cash equivalents - restricted increased $1.2 million due to
replacement reserves connected with the affordable housing portfolio and the current portion of notes receivable –
partnership increased by $9.8 million due to construction at Stephens Creek Crossing. This was offset by a decrease in
accounts receivable of $2.1 million primarily due to a $3.0 million decrease in amounts owed by HUD and a $0.8 million
increase in other receivables associated with funding for repair work at Willow Tree apartments.
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Non-current assets (other than capital assets) decreased $1.8 million, mainly due to the elimination of the $4.2 million
notes receivable – partnership connected with the bonds outstanding at Columbia Street Limited Partnership, a decrease in
investment in partnership of $0.3 million, a $1.0 million reduction of notes associated with the Gretchen Kafoury
Commons and Rockwood Landing acquisition, a $0.6 million collection of notes related to Bud Clark Commons, a $0.3
million write off of notes associated with St. Francis Limited Partnership offset by an increase in notes and accrued
interest receivable of $5.7 million related to Stephens Creek Crossing.
Capital assets increased $5.8 million of which $3.9 million is connected to remaining work in progress at Stephens Creek
Crossing, $1.3 million relates to work in progress at various housing properties, $0.8 million relates to increases in land
and $0.5 million is connected with improvements at the New Market West headquarters.
Assets available for sale decreased $3.3 million in 2014 due to the December 2013 sale of St. John’s Woods, a 124 unit
affordable housing apartment complex.
Current liabilities increased $8.7 million during the year, due to $9.8 million increase in current portion of bonds
payable—partnerships connected with construction bonds at Stephens Creek Crossing, a $1.0 million increase in accounts
payable offset by a $2.0 million reduction in current portion of notes payable related to the refinancing of debt for the Ash
Creek property.
Non-current liabilities increased by $3.3 million during 2014. This increase is primarily due to an increase of $2.6 million
of debt related to Gretchen Kafoury Commons, the refinance of $2.1 million of debt for Ash Creek, and an increase of
$1.8 million of debt connected with the renovations at the New Market West headquarters offset by the $3.2 million
payment of debt connected with St. John’s Woods.
Net position at March 31, 2014 was $219.2 million, an increase of $6.4 million over 2013. This increase mainly resulted
from $5.8 million in capital contributions for development activities along with fiscal year 2014 income before capital
contributions of $0.6 million.
Capital Assets
At March 31, 2014, Home Forward had $138.6 million of capital assets, an increase of $5.8 million over the prior year.
More detailed information about Home Forward’s capital debt is presented in Note 8 to the financial statements.

(in thousands of dollars)
Land
Construction in progress
Total capital assets not being depreciated

2014
$

Buildings and improvements
Equipment
Accumulated depreciation
Total capital assets being depreciated
Total capital assets, net
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23,301
7,248
30,549

2013
(as reclassified)
$

193,161
14,076
(99,139)
108,098
$

138,647

22,511
1,778
24,289

Increase
(Decrease)
$

180,161
13,312
(84,922)
108,551
$

132,840

790
5,470
6,260
13,000
764
(14,217)
(453)

$

5,807
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Notes and Bonds Payable
At March 31, 2014, Home Forward had $80.6 million of notes and bonds payable outstanding (excluding bonds payable–
partnerships), an increase of $5.5 million over the prior year. More detailed information about Home Forward’s capital
debt is presented in Notes 11 and 12 to the financial statements.

(in thousands of dollars)

2014

Increase
(Decrease)

2013

Current portion of notes and bonds payable
Notes payable - long-term
Bonds payable - long-term

$

2,217
54,599
23,815

$

4,146
48,084
22,928

$

(1,929)
6,515
887

Total notes and bonds payable

$

80,631

$

75,158

$

5,473

There were no changes in Home Forward’s credit rating during the year.
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MANAGEMENT’S DISCUSSION AND ANALYSIS (UNAUDITED)
Years Ended March 31, 2015 and 2014

Results of Operation – Year ended March 31, 2014 compared to Year Ended March 31, 2013
Statement of Revenues, Expenses and Changes in Net Position

(in thousands of dollars)
Operating revenues
Rental revenue
HUD subsidies and grants
ARRA revenue
Development fee revenue
State, local and other grants
Other

2014
$

Operating expenses
Housing assistance payments
Administration
Tenant services
Utilities
Maintenance
Depreciation
Other

16,065
89,591
3,161
5,566
3,532
117,915

$

69,859
19,833
4,481
4,608
8,718
8,437
1,023
116,959

Operating income/(loss)

Increase in net position
Net position - Beginning of year
$

Net position - End of year

1,906
(1,690)
(118)
2,208
946
1,394
4,646
(2,027)
366
131
343
(379)
244
(397)
(1,719)
6,365

606
(2,868)
3
(349)
(1,185)
112
(3,681)

(191)
570
(2,888)
312
452
5,035
3,290

(9,090)

9,655

5,136
707
5,843

9,336
1,045
10,381

(4,200)
(338)
(4,538)

6,408

1,291

5,117

212,812

211,521

1,291

565

Capital Contributions
HUD non-operating contributions
Other non-operating contributions

$

(5,409)

415
(2,298)
(2,885)
(37)
(733)
5,147
(391)

Income (Loss) before Capital Contributions

14,159
91,281
118
953
4,620
2,138
113,269

Increase
(Decrease)

71,886
19,467
4,350
4,265
9,097
8,193
1,420
118,678

956

Nonoperating revenues (expenses)
Investment income
Interest expense
Investment in partnership valuation charge
Financing costs
Loss on sale of capital assets
Gain on sale of assets available for sale
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2013
(as restated)

219,220

$

212,812

$

6,408
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MANAGEMENT’S DISCUSSION AND ANALYSIS (UNAUDITED)
Years Ended March 31, 2015 and 2014

Fiscal year 2014 generated operating income of $1.0 million. This result is a $6.4 million improvement in operating
income from fiscal year 2013. Total operating revenues were $4.6 million higher while operating expenses decreased by
$1.7 million.
Operating revenues of $117.9 million increased $4.6 million from fiscal year 2013. Additionally, there was a $2.2 million
increase in development fee revenue, mainly due to fees earned for Stephens Creek Crossing and Beech Street, a $0.9
million increase in state, local and other grants mainly due to an increase in rent assistance grants from Multnomah
County and a $0.9 million increase in other revenue due to improved collection of general partner fees. HUD funds were
reduced due to the impact of sequestration but partially offset by the increase in funding from the transition of four public
housing properties into properties funded with project based vouchers. Net reduced funding from HUD was $1.8 million
for the year.
Operating expenses decreased $1.7 million to $117.0 million in 2014. This was mainly due to a decrease in housing
assistance payments of $2.0 million in response to reduced federal funding due to sequestration.
Nonoperating revenues (expenses) were ($0.4 million) in 2014, compared to ($3.7 million) in 2013. This improvement of
$3.3 million was due mainly to a gain on sale of assets available for sale of $5.0 million related to St. John’s Woods,
reduced interest expenses of $0.6 million, offset by a $2.9 million loss on investment in partnership valuation change.
During 2014, capital contributions from HUD and other sources totaled $5.8 million with funds mainly supporting the
Stephens Creek Crossing HOPE VI project. This was a reduction of $4.5 million from the prior year.
*****
Forward Looking information
In April 2015, Home Forward Development Enterprises sold Hollywood East and Sellwood to Woods Limited
Partnership and Northwest Tower and Gallagher Plaza to Wests Limited Partnership. These partnerships will apply for 4%
tax credit financing to support the preservation of the properties.
In July 2015, the Home Forward board approved a plan to submit up to 34 rental assistance demonstration (RAD)
applications and 9 Section 18 applications to the U.S. Department of Housing and Urban Development (HUD) to convert
the remaining 1,820 public housing units into either project based voucher or project based rent assistance funded units.
The RAD applications were submitted to HUD in July 2015.The Section 18 applications are anticipated to be submitted to
HUD in the fall of 2015.
*****
Contact Information
This annual financial report is designed to provide Oregon citizens and taxpayers, and our customers, clients, investors
and creditors, with a general overview of Home Forward’s finances, and to demonstrate Home Forward’s accountability
for the appropriations and grants that it receives. Questions concerning any of the information provided in this report or
request for additional financial information should be addressed to the Chief Financial Officer, Home Forward, 135 S.W.
Ash Street, Portland, Oregon 97204 or emailed to info@homeforward.org.
*****
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STATEMENTS OF NET POSITION
As of March 31, 2015 and 2014 (with Discretely Presented Component Units as of December 31, 2014 and 2013)

HOME
FORWARD

DISCRETELY PRESENTED
COMPONENT UNITS

March 31,

March 31,

December 31,

December 31,

2015

2014

2014

2013

ASSETS AND DEFERRED OUTFLOWS
CURRENT ASSETS:
Cash and cash equivalents
Cash and cash equivalents - restricted
Investments - restricted
Accounts receivable, net
Due from partnerships, net
Prepaid expenses
Current portion of notes receivable - partnerships

$

NON-CURRENT ASSETS:
Investments - restricted
Notes and accrued interest receivable
Notes receivable - partnerships
Other assets
Investments in partnerships
Capital assets not being depreciated
Capital assets being depreciated, net

TOTAL ASSETS BEFORE
DEFERRED OUTFLOWS OF RESOURCES

Deferred outflows of resources - derivative instruments

17,745,114
23,023,438
6,267,740
1,598,135
1,346,639
671,466

$

22,808,194
19,511,299
4,245,884
3,255,298
891,968
10,582,795

6,136,915
12,250,635
1,428,850
464,160
212,328
-

$

6,851,077
12,389,923
2,856,241
514,749
229,909
-

50,652,532

61,295,438

20,492,888

959,068
109,058,373
33,185,410
23,382,904
28,747,680
110,729,139
306,062,574

1,891,637
100,206,753
34,745,302
23,449,675
30,549,087
108,098,334
298,940,788

3,179,218
12,838,649
231,700,199
247,718,066

672,225
382,624
3,284,487
50,596,401
207,161,961
262,097,698

356,715,106

360,236,226

268,210,954

284,939,597

1,670,575

1,462,912

-

-

22,841,899

-

TOTAL ASSETS AND
DEFERRED OUTFLOWS OF RESOURCES

$

358,385,681

$

361,699,138

$

268,210,954

$

284,939,597
(continued)

See accompanying notes to the financial statements.
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HOME

DISCRETELY PRESENTED

FORWARD

COMPONENT UNITS

March 31,

March 31,

December 31,

December 31,

2015

2014

2014

2013

LIABILITIES AND NET POSITION
CURRENT LIABILITIES:
Line of credit
Accounts payable
Accrued interest payable, payable from restricted assets
Other accrued liabilities
Unearned revenue
Deposits, payable from restricted assets
Current portion of bonds payable - partnerships
Current portion of notes payable
Current portion of bonds payable

$

NON-CURRENT LIABILITIES:
Notes payable - long-term
Bonds payable - long-term
Bonds payable - partnerships
Accrued interest - long-term
Other liabilities

324,533
4,940,560
428,605
2,447,589
1,078,722
2,001,106
671,466
1,024,590
1,299,570
14,216,741

$

1,282,526
3,496,065
420,479
2,354,223
1,049,141
1,774,666
10,582,795
840,548
1,376,184
23,176,627

$

909,190
417,970
7,390,428
130,566
1,053,127
8,242,099
18,143,380

$

5,380,333
475,661
5,495,154
136,209
1,008,224
11,465,261
23,960,842

59,059,469
23,968,386
33,185,410
4,459,872
576,765
121,249,902

54,599,427
23,814,728
34,745,302
4,184,608
495,230
117,839,295

184,118,191
7,162,425
1,890,681
193,171,297

186,691,795
7,712,556
1,820,933
196,225,284

135,466,643

141,015,922

211,314,677

220,186,126

1,670,575

1,462,912

-

-

TOTAL LIABILITIES AND
DEFERRED INFLOWS OF RESOURCES

137,137,218

142,478,834

211,314,677

220,186,126

NET POSITION:
Investment in capital assets—net of related debt

56,281,892

60,340,777

57,309,550

62,346,811

12,645,889
74,266
6,121,819
45,364
18,887,338

10,682,024
134,200
5,611,532
88,097
16,515,853

10,418,977
10,418,977

10,614,570
10,614,570

146,079,233

142,363,674

(10,832,250)

(8,207,910)

TOTAL LIABILITES BEFORE
DEFERRED INFLOWS OF RESOURCES
Deferred inflows of resources - derivative instruments

Restricted
Real estate sale proceeds
Residual receipts
Funds held in trust
Unused PILOT funds

Unrestricted (deficit)
TOTAL NET POSITON

$

221,248,463

$

219,220,304

$

56,896,277

$

64,753,471

TOTAL LIABILITEIS, DERERRED INFLOWS OF
RESOURCES, AND NET POSITION

$

358,385,681

$

361,699,138

$

268,210,954

$

284,939,597

Home Forward Board of CommissionersSee accompanying notes to the financial statements.
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STATEMENTS OF REVENUES, EXPENSES AND CHANGES IN NET POSITION
Years Ended March 31, 2015 and 2014 (with Discretely Presented Component Units Years Ended December 31, 2014 and 2013)

HOME
FORWARD
March 31,
2015
OPERATING REVENUES:
Dwelling rental
Non-dwelling rental
HUD operating subsidies
HUD grants
Development fee revenue
State, local and other grants
Other

$

OPERATING EXPENSES:
Housing assistance payments
Administration
Tenant services
Utilities
Maintenance
Depreciation
General and other

OPERATING INCOME/(LOSS)
NONOPERATING REVENUES (EXPENSES):
Investment income
Interest expense
Investment in partnership valuation charge
Change in derivative contract valuation
Financing costs
Loss on disposal of capital assets
Gain on sale of captial assets
Gain on sale of assets available for sale

15,602,976
699,783
90,515,187
6,167,094
1,121,070
6,561,432
3,711,270
124,378,812

DISCRETELY PRESENTED
COMPONENT UNITS

March 31,
2014
$

13,754,921
2,309,235
83,161,044
6,430,029
3,161,195
5,565,999
3,532,361
117,914,784

70,102,157
21,111,613
4,463,540
4,674,499
9,855,989
9,280,177
1,374,526
120,862,501

69,859,223
19,833,398
4,481,072
4,608,178
8,718,412
8,436,660
1,022,136
116,959,079

3,516,311

955,705

December 31,
2014
$

12,703,634
481,987
3,761,622
1,130,869
18,078,112

December 31,
2013
$

13,582,951
508,746
2,735,231
1,193,439
18,020,367

64,205
5,581,182
303,487
2,488,342
3,293,084
12,804,594
865,201
25,400,095

56,458
5,288,099
352,549
2,524,973
3,462,505
11,827,307
1,400,073
24,911,964

(7,321,983)

(6,891,597)

467,578
(2,627,574)
(789,925)
(380,607)
(2,934,639)
-

414,837
(2,297,790)
(2,885,254)
(36,540)
(733,336)
471,042
4,676,385

70,589
(4,133,759)
(264,558)
(182,770)
(25,717)
-

102,103
(4,166,401)
645,123
(175,700)
(67,604)
-

(6,265,167)

(390,656)

(4,536,215)

(3,662,479)

(2,748,856)

565,049

(11,858,198)

(10,554,076)

6,137,207
(1,360,193)
4,777,014

5,135,925
707,532
5,843,457

4,001,005
4,001,005

4,643,827
4,643,827

2,028,158

6,408,506

(7,857,194)

(5,910,249)

219,220,304

212,811,798

64,753,471

70,663,720

INCOME/(LOSS) BEFORE CAPITAL
CONTRIBUTIONS
CAPITAL CONTRIBUTIONS:
HUD nonoperating contributions
Other nonoperating contributions
Partner contributions

INCREASE (DECREASE) IN NET POSITION
NET POSITION—Beginning of year
$

NET POSITION—End of year

221,248,463

$

219,220,304

See accompanying notes to the financial statements.
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HOME FORWARD
March 31,
2015
CASH FLOWS FROM OPERATING ACTIVITIES:
Receipts from HUD grants
Receipts from state, local and other grants
Receipts from tenants and landlords
Receipts from developer fees
Receipts from others
Payments to landlords
Payments to and on behalf of employees
Payments to vendors, contractors and others

$

CASH FLOWS FROM NONCAPITAL FINANCING
ACTIVITIES:
Proceeds from line of credit
Payments on line of credit

CASH FLOWS FROM CAPITAL AND
RELATED FINANCING ACTIVITIES:
Proceeds from line of credit
Payments on line of credit
Proceeds from issuance of notes payable
Proceeds from issuance of bonds payable
Proceeds from issuance of bonds payable - partnership
Interest paid on notes and bonds payable
Principal payments on notes payable
Principal payments on bonds payable
Principal payments on bonds payable—partnerships
Change in restricted cash
Cash received from equity tranaction
Proceeds from sale of restricted investments
HUD capital and other nonoperating contributions
Acquisition and construction of capital assets
CASH FLOWS FROM INVESTING ACTIVITIES:
Financing Fees
Issuance of notes receivable
Issuance of notes receivable—partnerships
Collections on notes receivable
Collections on notes receivable—partnerships
Change in due from partnerships, net
Change in investments in partnerships, net
Investment income
NET INCREASE/(DECREASE) IN CASH AND
CASH EQUIVALENTS
CASH AND CASH EQUIVALENTS—Beginning of year

$

$

See accompanying notes to the financial statements.
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90,127,944
5,501,060
15,931,727
1,330,418
2,420,580
(69,837,132)
(19,625,388)
(18,187,594)
7,661,614

15,000,000
(15,000,000)
-

20,000,000
(20,000,000)
-

1,046,155
(2,004,148)
4,247,151
330,127
2,316,952
(2,679,546)
(2,076,752)
(3,681,194)
(10,303,173)
226,440
780,604
1,254,456
4,240,655
(11,489,657)
(17,791,929)

24,319,225
(24,387,722)
2,426,002
1,186,191
9,305,141
(2,472,551)
(868,297)
(4,377,293)
(673,933)
102,063
353,642
509,455
8,635,684
(8,669,595)
13,935,049

(380,607)
(7,579,634)
(2,316,952)
870,659
10,303,173
1,462,073
191,574
1,449,280
3,999,566

(36,540)
(4,583,365)
(9,305,141)
131,714
673,933
(1,587,227)
(393,994)
1,787,141
(13,313,479)

(1,550,943)

8,283,184

42,319,494

CASH AND CASH EQUIVALENTS—End of year

Home Forward Board of Commissioners
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93,687,224
6,676,784
16,263,490
1,141,722
5,002,094
(70,371,746)
(23,532,414)
(16,625,733)
12,241,420

March 31,
2014

40,768,552

34,036,310
$

42,319,494
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HOME FORWARD
March 31,
2015
RECONCILIATION OF OPERATING LOSS
TO NET CASH FROM OPERATING ACTIVITIES:
Operating Income/(Loss)
Adjustments to reconcile operating loss to cash flows
from operating activities:
Depreciation
Changes in assets and liabilities:
Accounts receivable—net
Developer fee Receivable
Prepaid expenses
Accounts payable
Other accrued liabilities
Other liabilities
Deferred revenue

$

Net cash flows from operating activities

$

March 31,
2014

3,516,311

$

955,705

9,280,177

8,436,660

(1,694,886)
20,652
(433,384)
1,432,003
11,126
81,535
27,887

(747,551)
(1,830,777)
(8,706)
920,480
(138,101)
98,630
(24,726)

12,241,420

$

7,661,614

$

1,336,024

SUPPLEMENTAL DISCLOSURE OF
NON-CASH TRANSACTIONS
Foregiveness of notes payable

$

Retirement of bonds payable through refinancing

$

(7,545,000)

$

-

Addition of bonds payable through refinancing

$

7,500,000

$

-

Sale of property in exchange for notes receivable

$

3,145,000

$

-

Change in investment in partnerships

$

830

$

817

Donated capital assets

$

220,000

$

88,508

Equity transfer - limited partnership purchase
Restricted assets
Other assets
Capital assets
Other liabilities
Tenant security deposits
Accrued interest payable from restricted assets
Notes payable
Bond payable
Net position

$

$

Home Forward Board of Commissioners
September 2015
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-

887,471
686,159
4,479,557
(235,311)
(106,725)
(252,437)
(2,856,309)
(3,485,000)
882,595
-

$

$

787,725
28,014
6,532,927
(219,245)
(72,698)
(1,309,104)
(3,666,659)
(4,090,295)
2,009,335
-
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1. SUMMARY OF SIGNIFICANT ACCOUNTING POLICIES
Reporting Entity— The Federal Housing Act of 1937 authorized public housing authorities. Utilizing the 1937 Federal
Housing Act, the Portland City Council established the Housing Authority of Portland as a municipal corporation under
the Oregon Revised Statutes in December 1941. On May 18, 2011, Home Forward changed its legal name from Housing
Authority of Portland to Home Forward. Housing Authority of Portland is a now a registered name of Home Forward.
Home Forward is a municipal corporation located in Portland, Oregon.
Home Forward is governed by a nine-member Board of Commissioners; four appointments are recommended by the City
of Portland, two by the City of Gresham and two by Multnomah County. Home Forward is not financially dependent on
the City of Portland and is not considered a component unit of the City. The Executive Director is appointed by the Board
and is responsible for the daily functioning of Home Forward.
The governmental reporting entity consists of Home Forward, the primary government, and its blended and discretely
presented component units.
Component units are legally separate organizations for which the Board of Commissioners is financially accountable or
other organizations whose nature and significant relationship with Home Forward are such that exclusion would cause the
Home Forward’s financial statements to be misleading or incomplete. Financial accountability is defined as the
appointment of a voting majority of the component unit’s board, and (i) either the Home Forward’s ability to impose its
will on the organization or (ii) there is potential for the organization to provide a financial benefit to or impose a financial
burden on Home Forward. The basic financial statements include both blended and discretely presented component units.
The blended component units are legally separate entities, and are considered, in substance, part of Home Forward’s
operations, and so data from these units is combined with data of the primary government. The discretely presented
component units, on the other hand, are reported in separate column in the government-wide financial statements to
emphasize they are legally separate from the primary government.
Blended Component Unit – Home Forward operations include one blended component unit, which is included in the
basic financial statements and consists of a legally separate entity for which Home Forward is financially accountable.
Home Forward Development Enterprises (HFDE), formerly known as, New Columbia Community Campus Corporation
(N4C) was formed in 2005 to support the New Columbia Community. On April 16, 2013, N4C changed its name to
Home Forward Development Enterprises Corporation and was repurposed to support all of Home Forward’s development
and housing operations efforts.
On September 1, 2013, Home Forward transferred ownership of four Public Housing buildings to HFDE. These buildings
are Hollywood East, Northwest Towers, Gallagher Plaza, and Sellwood Center. The funding for these buildings changed
from public housing operating subsidy to project based Section 8 vouchers. HFDE will operate these four buildings until
the buildings are transferred into Low Income Housing Tax Credits Partnerships with Home Forward as general partner.
HFDE and Home Forward have a financial and operational relationship which requires that HFDE’s financial statements
be blended into the Home Forward financial statements.
Discretely Presented Component Units – Home Forward follows the guidance provided by the Government Accounting
Standard Board (GASB) for the relationship of housing authorities as general partners of limited low income tax credit
partnerships whereby the limited partners have majority ownership but have delegated the majority of their rights
regarding the operations of the partnership to the housing authority. For these entities, Home Forward exercises the
majority of control over day-to-day operations.
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Home Forward is the general partner and owns a 0.01% to 1% investment in each of the following discretely presented
component unit limited partnerships:
General Partner Ownerships presented in both December 31, 2014 and 2013 discretely presented component unit results:
 1115 SW 11th Avenue Limited Partnership
 Beech Street Limited Partnership*
 Cecilia Limited Partnership
 Civic Redevelopment Limited Partnership
 Clay Street Limited Partnership***
 Columbia Street Limited Partnership**
 Fountain Place Limited Partnership
 Gateway Park Limited Partnership
 Gladstone Square Limited Partnership
 Haven Limited Partnership
 Humboldt Gardens Limited Partnership
 Jeffery Apartment Limited Partnership
 Lovejoy Station Limited Partnership
 RAC Housing Limited Partnership
 Rockwood Landing Limited Partnership**
 Sequoia Square Limited Partnership
 Stephens North Limited Partnership
 Stephens South Limited Partnership
 St. Francis Limited Partnership
 Trouton Limited Partnership
 Woolsey Limited Partnership
* On June 12, 2013, Beech Street Limited Partnership admitted Wells Fargo Affordable Housing Community
Development Corporation as Limited Partner.
** On February 25, 2014, Home Forward purchased the limited partnership’s interest for the Columbia Street
Limited Partnership and Rockwood Landing Limited Partnership. See Note 2 for additional information.
*** On April 1, 2014, Home forward purchased the limited partnership’s interest for the Clay Street Limitied
Partnership. See Note 2 for additional information.
As a general practice, Home Forward’s liability is not limited to initial investment and/or any future funding requirements.
The limited partnerships have a December 31 year-end and complete financial statements may be obtained by contacting
the Chief Financial Officer, Home Forward, 135 S.W. Ash Street, Portland, Oregon 97204.
Programs Administered by Home Forward—Home Forward administers annual contribution contracts to provide lowincome housing with primary financial support from the U.S. Department of Housing and Urban Development (“HUD”)
and develops and manages affordable properties. Programs administered by Home Forward are as follows:
Public Housing—Home Forward owns, operates and maintains 2,089 units of Public Housing, of which 746 units are
located at buildings included in the Affordable Housing portfolio. The properties were acquired through bonds and notes
guaranteed by HUD and through grants, subject to the terms of an Annual Contributions Contract with HUD. Revenues
consist primarily of rents and other fees collected from tenants, and an Operating Subsidy from HUD. Funds from the
Capital Grant Program provided by HUD are used to maintain and improve this Public Housing portfolio. Substantially all
additions to land, structures and equipment of Public Housing are accomplished through these capital grant funds.
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Rent Assistance—Section 8 of the U.S. Housing and Community Development Act of 1974 provides Housing Assistance
Payments on behalf of lower-income families to participating housing owners. Under this program, the landlord-tenant
relationship is between a rental-housing owner and a family, rather than Home Forward and a family as in the Public
Housing program. For approved housing, HUD contracts with Home Forward to enter into contracts with owners to make
assistance payments for the difference between the approved contract rent and the actual rent paid by the lower-income
families, which equals approximately 30% of adjusted household gross income. Housing Assistance Payments made to
landlords and some participants are funded through Annual Contributions Contracts. At March 31, 2015, Home Forward
administered approximately 8,925 vouchers through several programs authorized by Section 8. Additionally, Home
Forward administers the Short-Term Rent Assistance program on behalf of the City of Portland, the City of Gresham, and
Multnomah County.
Affordable Housing & Special Needs Housing—Home Forward owns, is developing, or is a partner in 4,578 units of
housing, of which 746 are public housing units. The Affordable Housing portfolio consists of 44 multifamily properties
representing 4,578 units, of which 1,945 are owned through tax credit partnerships. The Special Needs portfolio consists
of 34 properties representing 524 units. The Special Needs properties were developed using grant funds received from the
State of Oregon and Federal programs combined with contributions from Home Forward and other local agencies.
Resident Services—Home Forward coordinates and provides social and economic development programs for families, and
administers a variety of community housing and service partnerships throughout Multnomah County. Funding for these
programs comes from HUD, Medicare, participant fees, charitable organizations and private donations.
Development—Home Forward pursues development projects that augment the supply of low-cost housing, provide
essential services to residents and revitalizes overall communities. These projects include renovation of older/existing
housing, new construction and pilot projects.
Basis of Accounting—Home Forward maintains its accounting records as a proprietary fund using the accrual basis of
accounting. Home Forward distinguishes operating revenues and expenses from non-operating items. Operating revenues
and expenses are derived from providing services in connection with Home Forward’s ongoing operations. Operating
revenues, generally, include rental income, operating subsidies, operating grant revenue and development fee income.
Operating expenses, generally, include housing assistance payments, occupancy charges, tenant services, administrative
expenses and depreciation on capital assets. All other revenue and expenses not meeting this definition are classified as
non-operating revenues and expenses.
Use of Estimates—The preparation of financial statements in conformity with accounting principles generally accepted in
the United States of America requires management to make estimates and assumptions that affect reported amounts of
assets and liabilities and disclosure of contingent assets and liabilities at the date of the financial statements and the
reported amounts of revenues and expenses during the reporting period. Actual results could differ from those estimates.
Cash and Cash Equivalents—Cash and cash equivalents consists of amounts deposited in checking, money market
accounts and the Oregon Local Government Investment Pool (“LGIP”) or investments with original maturities of 90 days
or less. The LGIP is managed by the Oregon State Treasurer as an alternative to commercial money market accounts.
Deposits are subject to collateral requirements. Deposits in the LGIP are recorded at fair value, which is the same as the
value of the pool shares. Investments in the LGIP are included in the Oregon Short-Term Fund, which is not registered
with the U.S. Securities and Exchange Commission as an investment company. Investments in the Oregon Short-Term
Fund are governed by ORS 294.135, Oregon Investment Council, and portfolio guidelines issued by the Oregon ShortTerm Fund Board.
Cash and Cash Equivalents–Restricted and Investments-Restricted – This consists of funds set aside for:
Family self-sufficiency funds consist of amounts deposited under the Family Self-Sufficiency (“FSS”) program. Under the
FSS program, if the income of a tenant enrolled in the program increases, instead of decreasing the subsidy amount, the
original subsidy continues to be paid and the difference between the original and new subsidy amount is deposited into an
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escrow account. If the tenant enrolled in the program attains certain target goals related to self-sufficiency, the tenant is
awarded money from the escrow account to use for various purposes stated in the tenant’s self-sufficiency plan such as
college tuition or a down payment for the purchase of a home.
Tenant security deposits represent the refundable deposits received from tenants and held in trust to secure the
performance of a rental agreement. Tenant security deposits in excess of any outstanding damage or rent charges must be
returned to the departing tenants within 31 days after the termination of the tenancy. The funds are typically held in
segregated bank accounts since these funds may not be used for operations. The funds are, however, allowed to earn
interest that may be retained for operations.
Residual receipts reserve is maintained for the Plaza and Multnomah Manor properties, which are included in Home
Forward’s Affordable Housing Portfolio, and consists of surplus cash on hand at the end of each fiscal year, less
authorized disbursements to date plus interest earned on the deposits. As of March 31, 2015 and 2014, the reserve is
funded as required.
Funds held in trust consist primarily of replacement reserves held in trust and by Home Forward for Affordable Housing
properties owned and operated by Home Forward. In addition, the balance includes performance guarantee and other
funds held in trust and by Home Forward under various agreements. The reserves are invested in interest-bearing bank
accounts and are externally restricted for the purposes of maintaining required reserve funds or purchasing or constructing
capital assets or other non-current assets. As such, the amounts are classified as restricted, non-current assets. During 2015
and 2014, the reserves were funded as required under the various agreements.
Public Housing Scattered Site Sales Proceeds are externally restricted funds which consist of net proceeds received from
the sale of Home Forward’s Public Housing Scattered Site properties. These proceeds are used to fund the development
of new affordable housing multi-family properties or for large-scale rehabilitation projects to existing affordable housing
properties.
Debt service funds include externally restricted funds on deposit with various trustees relating to the servicing of debt.
Funds are invested in guaranteed investment contracts and short-term marketable securities.
Concentration of Risk— Federal regulations require that public funds on deposit with financial institutions be secured at
a rate of 100% of amounts in excess of deposit insurance coverage. Home Forward maintains cash balances at several
financial institutions, some in excess of the federally insured amount of $250,000 per Employee Identification Number.
Financial institutions insure these excess balances either via the Oregon State Treasurer’s office by designating these
balances as Public Funds per ORS 295 or via other collateral agreements at the Federal Reserve Bank and/or the Federal
Home Loan Bank. As of March 31, 2015 and March 2014, all of Home Forward’s funds were collateralized.
Investments—Pursuant to Home Forward’s Moving to Work Agreement with the Department of Housing and Urban
Development (HUD), Home Forward’s Invesment Poliy dated September 2013 is written in conformance with ORS
Chapter 456 – Housing. Home Forward’s investment program shall be operated in conformance with Oregon Revised
Statutes and Applicable Federal Law. Specifically, Home Forward’s investment policy is written in conformance with
ORS Chapter 294 – County and Muncicpan Financial Administrations, which allows for federal funds to be invested in
securities permitted under Oregon State law.
Fair Value of Financial Instruments—Investments held by Home Forward are stated at fair value. Home Forward
determines the fair value of these investments on a monthly basis, based on quoted market prices. Outside trustees
provide monthly statements to report the fair value and pricing of the assets held by them, which are also based on quoted
market prices. Home Forward adopted FASB ASC Topic 820 Fair Value Measurements and Disclosures at the beginning
of the 2009 fiscal year and there was no material impact to the financial statements. Topic 820 provides a fair value
hierarchy that prioritizes the inputs to valuation techniques used to measure fair value. The hierarchy gives the highest
priority to unadjusted quoted prices in active markets for identical assets or liabilities (level 1 measurement) and the
lowest priority to unobservable inputs (level 3 measurements).
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The three levels of the fair value hierarchy under the FASB ASC Topic 820 Fair Value Measurements and Disclosures
are described below:
Level 1:

Inputs to the valuation methodology are unadjusted quoted prices for identical assets or liabilities in
active markets that Home Forward has the ability to access.

Level 2:

Inputs to the valuation methodology include:


Quoted prices for similar assets or liabilities in active markets;



Quoted prices for identical or similar assets or liabilities in inactive markets;



Inputs other than quoted prices that are observable for the asset or liability;



Inputs that are derived principally from or corroborated by observable market data by correlation
or other means.

If the asset or liability has a specified (contractual) term, the Level 2 input must be observable for
substantially the full term of the asset or liability.
Level 3:

Inputs to the valuation methodology are unobservable and significant to the fair value measurement.

The asset’s or liability’s fair value measurement level within the fair value hierarchy is based on the lowest level of any
input that is significant to the fair value measurement. Valuation techniques used need to maximize the use of observable
inputs and minimize the use of unobservable inputs.
Following is a description of the valuation methodologies used for assets measured at fair value. There have been no
changes in the methodologies used at March 31, 2015 as compared to March 31, 2014. Only negotiable investments in
certificates of deposit are required to be measured at fair value. Home Forward has no investments of this type as of
March 31, 2015 or 2014. Investments in derivatives are valued based upon quoted prices for similar assets in active markets.
The following table sets forth by level, within the fair value hierarchy, Home Forward’s assets and liabilities at fair value as of
March 31, 2015:
Level 1
Repurchase agreements
Investments in derivatives

$
$

Level 2
-

$

959,068
(1,670,575)
$ (711,507)

Level 3
$
$

Total
-

$

959,068
(1,670,575)
$ (711,507)

The following table sets forth by level, within the fair value hierarchy, Home Forward’s assets and liabilities at fair value as of
March 31, 2014:
Level 1
Level 2
Level 3
Total
Repurchase agreements
Investments in derivatives

$
$

-

$ 1,891,637
(1,462,912)
$
428,725

$
$

-

$ 1,891,637
(1,462,912)
$
428,725

Non-current Assets
Due from partnerships, net consists primarily of development and management fees earned by Home Forward through its
involvement as the General Partner in tax credit partnerships and partnership project costs paid by Home Forward on
behalf of the partnerships (see Note 5). The fees are typically paid based on the availability of net cash flow of the
partnerships or from the proceeds of capital contributions to the partnerships. Management reviews the balance for
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likelihood of collection and records an allowance for doubtful accounts based on the type and age of the individual
receivables.
Notes receivable (non-current) consists primarily of loans to tax credit partnerships for the development of affordable
housing. These loans have a maturity date greater than one year in duration. Management reviews the balance for
likelihood of collection and records an allowance for doubtful accounts based on the type and age of the individual
receivables (see Note 6).
Notes receivable – partnership consists of required payments to be made by the Partnerships to Home Forward to pay
required debt service payments on the Multi-Family Housing Revenue Bonds in which Home Forward has an ownership
interest.
Investments in Partnerships represents Home Forward’s equity interest in 18 limited partnerships, Home Forward’s
discretely presented component units (see Note 7). These investments are accounted for under the equity method because
Home Forward either holds a controlling interest or has “significant influence” over the operations of the partnerships.
Under the equity method, the initial investment is recorded at cost and is increased or decreased by Home Forward’s share
of income or losses and is increased by contributions and decreased by distributions. Management reviews the investment
in partnerships for possible impairment in value whenever events or circumstances indicate the carrying value of the
investment may not be recoverable.
In June 2014, Home Forward entered into a Limited Liability Corporation with Cedar Sinai Park, Care Oregon and other
service partners to create a Housing with Services partnership, which operates under a separate tax ID from Home
Forward. The purpose of this initiative is to develop and evaluate a managed-care services delivery model designed to
reduce costs and improve health outcomes for seniors and people with disabilities
Capital assets include land, structures, and equipment. All capital assets are recorded at cost except for donated capital
assets which are recorded at fair value. Depreciation is computed on the straight-line method based on the estimated
useful lives of the individual assets: 15 to 40 years for buildings and improvements and 3 to 15 years for equipment.
When debt is issued for construction of capital assets, interest is capitalized during construction up to the placed-inservice date. $10,940 and $100,185 of interest from the New Market West Rehab was capitalized for the years ended
March 31, 2015 and March 31, 2014, respectively. Maintenance and repairs are charged to expense when incurred. Assets
with costs in excess of $5,000 are capitalized and depreciated from the respective placed-in-service date.
Management reviews land, structures, equipment and construction in progress for possible impairment whenever events or
circumstances cause a material and unanticipated decline in the service utility of an asset. Impairment is inherently
subjective and is based on management’s best estimate of assumptions concerning expected future conditions.
Unearned Revenue— Unearned revenue consists primarily of advanced grant payments received from HUD programs
and payments received from non-HUD sources that have not been earned as of March 31, 2015 and 2014.
Other Liabilities—Non-current—Other liabilities – non-current represents the liabilities associated with other postemployment benefits as determined in accordance with GASB Statement No. 45.
Revenue Recognition—Operating subsidies are recognized in the period funds are received. Revenues from grants are
recognized in the periods designated by the grantor as the associated costs are incurred. Revenues from contracts and
rental revenues are recognized when the associated services are provided.
Compensated Absences—All full-time and part-time employees who are regularly scheduled to work at least 20 hours per
week are eligible to earn paid annual leave. Eligible employees begin to accrue annual leave as of their hire date; however,
the accrued time does not become earned, useable or payable until the completion of 90 days of continuous service.
Earned paid annual leave time may be carried over and accumulated up to a maximum of two years’ accrual as of
January 1 of any year. Total accrued compensated absences as of March 31, 2015 and 2014 were $1,404,619 and
$1,373,686, respectively, and are a component of other accrued liabilities.
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A payment in Lieu of Taxes—As a municipal corporation, Home Forward is exempt from federal, state and local income
and property taxes. Instead, Home Forward is required to make payments to local government entities called Payments in
Lieu of Taxes (PILOT) on certain rental properties owned by Home Forward. Under an agreement with the City of
Portland, Home Forward is required to make an annual payment equal to $200,000 annually. Home Forward also makes
annual payments to the City of Fairview. Total payments in lieu of taxes for March 31, 2015 and 2014 were $226,530 and
$225,000 respectively.
Income Taxes—Home Forward adopted the provisions of FASB ASC Topic 740-10 Accounting for Uncertainty in
Income Taxes on April 1, 2009, as applicable to the tax credit limited partnerships as shown as discretely presented
component units in the basic financial statements. These Oregon tax credit limited partnerships were formed in conformity
with the provisions of Section 42 of the Internal Revenue Code, thus no provision has been made for income taxes. There
was no effect on net position in the current year as a result of adopting this Topic. No expense for interest of penalties is
recognized in the financial statements. Management believes the tax credit limited partnerships have not taken any
uncertain tax positions, as defined in the Topic.
Assets Available for Sale—Land, buildings or equipment identified as available for sale are separately identified from
assets placed in service. No depreciation expense is recorded on these assets and the value of the assets is reflected at the
lower of book value or market value.
New pronouncements adopted – As of April 1, 2013, Home Forward adopted the provisions of following GASB
statements:
During January 2013, GASB issued Statement No. 69, Government Combinations and Disposals of Government
Operations. It establishes accounting related to government combinations and disposals of government operations.
Government combinations include mergers, acquisitions, and transfers of operations. Statement 69 also establishes the
required financial statement disclosure for government combinations and disposals of government operations. See Note 2
for the impact of the implementation of this Statement.
During April 2013, GASB issued Statement No. 70, Accounting and Financial Reporting for Nonexchange Financial
Guarantees. Nonexchange financial guarantees are financial guarantees from a government for obligations of another
entity. These guarantees are without directly receiving equal or approximately equal value in exchange. Statement 70
requires nonexchange financial guarantee, which will likely be required to make a payment to the guarantee, to be
recognized as a liability. Statement 70 also established the required disclosures for nonexchange financial guarantees for
the government that extend and the government that receives nonexchange financial guarantees. The implementation of
this Statement did not have a significant impact on Home Forward’s financial statements.
Effect of new pronouncements – Home Forward is currently analyzing its accounting practices to identify the potential
impact on the financial statements for the following GASB statements:
On June 25, 2012, GASB issued Statement No. 68, Accounting and Financial Reporting for Pensions. Statement 68
establishes accounting and financial reporting requirements for pension plans that are administered through trusts.
Statement 68 requires governments participating in cost-sharing plans to report a liability and expense equal to their
proportionate share of the collective net pension liability and expense for the cost sharing plan. Statement 68 also requires
that notes to financial statements of cost-sharing employers include descriptive information about the pension plan,
including the discount rate and assumptions used to calculate of their proportionate shares of net pension liabilities.
Statement 68 requires cost-sharing employers to present in the required supplementary information 10-year schedules for
net pension liability, information about contractually required contribution, contributions to the pension plan, and related
ratios. The requirements of this Statement are effective for Home Forward’s financial statements for fiscal year 2016.
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During November 2013, GASB issued Statement No. 71, Pension Transitions for Contributions Made Subsequent to the
Measurement Date. This statemetnent improves the accounting and financial reporting by addressing an issue in
Statement No. 68. The issue relates to amounts associated with contributions, if any, made by a state or local government
employer or nonemployer contributing enitity to a defined benefit pension plan after the measurement date of the
government’s beginning net pension liablitity. The requirements of this Statement are effective for Home Forward’s
financial statements for fiscal year 2016.
2. LOW INCOME HOUSING TAX CREDIT LIMITED PARTNERSHIPS
The low-income housing tax credit program is the result of Federal legislation that allows investors certain tax incentives
for investing in low-income housing. Under terms of the Federal tax code and extended use agreements with the State of
Oregon, the buildings must continue to serve the targeted population for 30 years; after 15 years, Home Forward has the
option to purchase the property from the partnership.
Tax Credit Limited Partnerships are created to finance and own affordable housing. Home Forward acts as Managing
General Partner of each partnership. Although each Tax Credit Limited Partnership is structured differently, they are
generally financed via loans to the partnership, contributions of equity by the general and limited partners, and other
sources. In some transactions, Home Forward issues bonds and loans the proceeds to the Tax Credit Limited Partnership.
Tax-exempt bond issuances are secured by the underlying partnership real estate and, in some cases, by the general
revenues of Home Forward. The bonds and notes payable are offset by notes receivable from the partnerships. The
partnerships make payments to Home Forward for debt service. Home Forward may receive grant funds or other loans to
assist in purchasing the properties and in preserving affordability within the projects. Because of limitations posed by the
Internal Revenue Service, all such funds are received by Home Forward and lent to the partnerships. These funds are
accounted for as notes receivable from the partnerships if the proceeds are used for developing the property. Other
advances are included in amounts due from partnerships and are reflected in Note 5. Notes payable related to the
partnerships are reflected in Note 11. A summary of Home Forward’s long-term debt, including debt pertaining to the tax
credit partnerships, is reflected in Note 13. A summary of notes receivable from the partnerships is reflected in Note 6.
Home Forward typically earns a developer’s fee for its role in bringing the project to fruition. These fees are earned based
on certain events or dates relative to the development of the project. Developer fees are paid primarily from development
proceeds and available cash flows. Under the various partnership agreements, developer fees, which are not paid during
the construction phase, are generally required to be paid either within 10 to 15 years of the project having been placed in
service and may accrue interest on unpaid balances. In 2015, Home Forward earned $1.1 million in developer fees and was
paid $1.2 million. In 2014, Home Forward earned $3.2 million in developer fees and was paid $1.5 million.
At March 31, 2015 and 2014, the balance of the development fees owed to Home Forward is $5.2 million and $6.4
million, respectively. Some tax credit projects also pay a General Partner’s management fee and/or a tenant services fee;
these fees are reflected in other operating revenues and totaled $347,553 and $290,126 in 2015 and 2014, respectively.
On April 1, 2014, Home Forward purchased the remaining 99.9% interest in Clay Street Limited Partnership. Upon
purchase, the partnership was dissolved. This property is now reported as Hamilton West. A summary of the partnership’s
statement of net position at the time of purchase was:
Total Assets
Total Liabilities
Net Position

$
$

6,053,187
6,935,782
(882,595)

At the acquisition, Home Forward forgave the outstanding payables for partnership managmenet fee of $221,125 and the
land lease of $187,281, which were reported as Due From Partnerships (Note 5) in Home Forward’s Statement of Net
Position prior to the acquisition. Furthermore, Home Forward assumed the Notes Payables for Hamilton West of
$2,856,309 (Note 11). Multi-family housing revenue bonds were issued by Home Forward in which the proceeds were
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lent to the partnership and have been reported as Bonds Payable and Notes Receivables – Partnerships (Note 13) in Home
Forward’s Statement of Net Position prior to the acquisition. Upon the acquisition, the Bonds Payable – Partnership was
forgiven and Home Forward reclassified the outstanding bond payable of $3,509,485 and reported it as Bonds Payable
(Note 12).
On February 25, 2014, Home Forward purchased the remaining 99.99% interest in Rockwood Landing Limited
Partnership. Upon purchase, the partnership was dissolved. A summary of the partnership’s statement of net position at
the time of purchase was:
Total Assets
Total Liabilities
Net Position

$
$

2,036,613
1,593,498
443,115

At the acquisition, Home Forward forgave the outstanding partnership managmenet fees of $13,882, which were reported
as Due From Partnerships (Note 5) in Home Forward’s Statement of Net Position prior to the acquisition. Furthermore,
Home Forward assumed the notes payables of $1,314,629 for Rockwood Landing (Note 11).
On February 25, 2014, Home Forward purchased the remaining 99.9% interest in Columbia Street Limited Partnership.
Upon purchase, the partnership was dissolved. This property is now reported as Gretchen Kafoury Commons. A
summary of the partnership’s statement of net position at the time of purchase was:
Total Assets
Total Liabilities
Net Position

$
$

5,312,052
7,764,503
(2,452,451)

At the acquisition, Home Forward forgave the outstanding partnership managmenet fees of $122,639, which were
reported as Due From Partnerships (Note 5) in Home Forward’s Statement of Net Position prior to the acquisition.
Furthermore, Home Forward assumed the Notes Payables of $2,352,030 for Gretchen Kafoury (Note 11). Upon the
acquisition, the Bonds Payable – Partnerships (Note 13) were forgiven and Home Forward reclassified the outstanding
bond payable of $4,090,295 and reported it as Bonds Payable (Note 12).

Home Forward Board of Commissioners
September 2015

87

29

Draft for BoardHOME
of Commissioners
- 9/15/15
FORWARD
NOTES TO FINANCIAL STATEMENTS
Years Ended March 31, 2015 and 2014

3. INVESTMENTS
Pursuant to Home Forward’s Move to Work Agreement with Department of Housing and Urban Development (HUD),
Home Forward’s Investment Policy dated September 2013 is written in conformance with ORS Chapter 456—Housing.
Home Forward’s investment program shall be operated in conformance with Oregon Revised Statutes and Applicable
Federal Law. Specifically, Home Forward’s investment policy is written in conformance with ORS Chapter 294 –County
and Municipal Financial Administration, which allows for federal funds to be invested in securities permitted under
Oregon state law Investment
Investment Risk Disclosures
Custodial credit risk for investments is the risk that, in the event of the failure of the counterparty to a transaction, Home
Forward will not be able to recover the value of the investment securities that are in the possession of the outside party.
As of March 31, 2015 and 2014, all investments were insured or registered, and held by Home Forward or its agent in
Home Forward’s name, or uninsured and unregistered, with securities held by the counterparty’s trust department or agent
in Home Forward’s name and were not exposed to custodial credit risk.
Credit risk of investments is the risk that an issuer or other counterparty to an investment will not fulfill its obligations.
This credit risk is measured by the credit quality rating of investments in debt securities as described by a national
statistical rating organization such as Standard and Poor’s (S&P), Moody’s Investors Service, and Fitch Ratings Service.
To minimize credit risk, Home Forward’s policies provide that investments in corporate indebtedness are rated a
minimum of A1, P1, F1 and investments in municipal debt obligations of the State of Oregon that are A or better.
Obligations of the U.S. government or obligations explicitly guaranteed by the U.S. government are not considered to
have credit risk and do not require disclosure of credit quality.
Concentration of credit risk is the risk of loss attributed to the magnitude of Home Forward’s investment in a single issuer
(not including investments issued or guaranteed by the U.S. government, investments in mutual funds, or external
investments pools). To minimize concentration of credit risk, Home Forward’s investments are made from a selection of
diverse issuers.
Interest rate risk is the risk that changes in interest rates will adversely affect the fair value of an investment. Home
Forward selects investments of varied maturities to mitigate this risk.
Foreign currency risk is the risk that changes in exchange rates will adversely affect the fair value of an investment. Home
Forward does not invest in securities associated with exchange rates and therefore is not exposed to foreign currency risk.
At March 31, 2015, Home Forward’s restricted investments consists of money market mutual fund that has a S&P’s rating
of AAAm and a weighted average maturity less than a year in the amount of $442,302 and a repurchase agreement with
Bayerisch with a S&P’s rating of A3 and a weighted average maturity more than 3 years in the amount of $959,068.
At March 31, 2014, Home Forward’s restricted investments consists of 2 separate repurchase agreements with Bayerisch
and Societe Generale with a S&P’s rating of A3 and A2, and a weighted average maturity more than 3 years in the amount
of $1,310,006 and $581,631 respectively.
Investments - restricted for the year ended March 31, 2015 mature between January 2027 and May 2029 and the interest
rate on the investments ranges from 4.39 % to 4.57 %. Investments - restricted for the year ended March 31, 2014 mature
between January 2027 and December 2031 and the interest rate on the investments ranges from 4.25% to 5.35%. The
repurchase agreements are guaranteed investment contracts.
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4. ACCOUNTS RECEIVABLE
Accounts receivable consist of the following at March 31:
HUD grants
State, locan and other grants
Tenants and landlords
Other

$

Less allowance for doubtful accounts
Total accounts receivable, net

$

2015
4,032,700
926,058
1,121,965
1,065,410
7,146,133
(878,393)
6,267,740

$

$

2014
1,389,987
1,041,409
874,575
1,685,953
4,991,924
(746,040)
4,245,884

5. DUE FROM PARTNERSHIPS
Due from partnerships consists of the following at March 31:
2015
707,060
518,614
515,750
475,823
334,267
179,494
54,337
578,393
3,363,738
(1,765,603)
$ 1,598,135

Stephen's Creek Crossing North
Stephen's Creek Crossing South
N Cecelia St
Woolsey
Gladstone Square
N Haven Ave
Clay Street Limited Partnership
Beech Street Limited Partnership
All other partnerships

$

Less allowance

2014
1,741,486
535,409
609,869
457,430
305,609
177,286
408,406
514,854
511,181
5,261,530
(2,006,232)
$ 3,255,298
$

6. NOTES RECEIVABLE AND ACCRUED INTEREST
Notes and accrued interest receivable consist of the following at March 31:

Partnership notes
Non-partnership notes
Homeowners notes
Accrued interest receivables
Less allowance for doubtful accounts
Total notes and accrued interest receivables

2015
$ 104,588,420
4,271,403
228,300
109,088,123
7,143,475
(7,173,225)
$ 109,058,373

2014
$ 100,341,232
228,300
100,569,532
6,517,607
(6,880,386)
$ 100,206,753

Partnership notes have been issued to the limited partnerships invested in by Home Forward. These notes are used for the
purpose of acquiring, constructing, and/or remodeling buildings for housing and other housing related purposes. These
notes have an interest range of 0% to 6% with various maturity dates to 2072. As described in each note agreement,
payments will be made from available cash flows. Homeowners’ notes are secured by deed of trust and no longer accrue
interest. Deferred interest was forgiven if the owner completed required homeowner education classes and remained in
the house for five years. Principal is payable upon sale of property or various dates between 2033 through 2037.
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7. INVESTMENTS IN PARTNERSHIPS
Investments in partnerships consist of the following at March 31:

Investments in Limited Liability Partnership
RAC Housing Limited Partnership
Cecelia Limited Partnership
Haven Limited Partnership
Lovejoy Station Limited Partnership
Clay Street Limited Partnership
Gladstone Square Limited Partnership
Housing with Services, LLC
All other partnerships

2015

2014

$ 21,185,829
1,272,987
516,019
256,985
70,117
30,000
50,967
$ 23,382,904

$ 21,186,036
1,273,053
516,055
256,861
96,316
70,243
51,111
$ 23,449,675

8. CAPITAL ASSETS
Land, structures and equipment activity of Home Forward was as follows for the years ended March 31:

Land
Construction in progress
Total capital assets not being depreciated
Buildings and improvements
Equipment
Less accumulated depreciation
Buildings and improvements
Equipment

Balance
April 1, 2014
$ 23,301,440
7,247,647
30,549,087

Additions
$
23,500
11,574,708
11,598,208

Disposals
$ (2,844,008)
(48,456)
(2,892,464)

193,161,243
14,075,830
207,237,073

9,350,313
354,434
9,704,747

(5,074,279)
(296,825)
(5,371,104)

Transfers
$
(9,175)
(10,497,976)
(10,507,151)
9,297,107
1,210,044
10,507,151

Total capital assets being depreciated
Total capital assets, net

(88,223,893)
(10,914,846)
(99,138,739)
108,098,334
$ 138,647,421

(12,767,594)
(1,626,324)
(14,393,918)
(4,689,171)
$ 6,909,037

2,156,471
27,458
2,183,929
(3,187,175)
$ (6,079,639)

$

Land
Construction in progress
Total capital assets not being depreciated

Balance
April 1, 2013
$ 22,511,031
1,777,481
24,288,512

Additions
$
827,539
8,933,678
9,761,217

Disposals
$
(32,214)
(394,447)
(426,661)

Transfers
$
(4,916)
(3,069,065)
(3,073,981)

180,161,181
13,311,802
193,472,983

11,915,337
633,593
12,548,930

(1,814,396)
(44,425)
(1,858,821)

2,899,121
174,860
3,073,981

991,108
31,276
1,022,384
(836,437)
$ (1,263,098)

3,073,981
-

Buildings and improvements
Equipment
Less accumulated depreciation
Buildings and improvements
Equipment
Total capital assets being depreciated
Total capital assets, net
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(75,816,102)
(9,106,213)
(84,922,315)
108,550,668
$ 132,839,180

(13,398,899)
(1,839,909)
(15,238,808)
(2,689,878)
$ 7,071,339

$

10,507,151
-

Balance
March 31, 2015
$ 20,471,757
8,275,923
28,747,680
206,734,384
15,343,483
222,077,867
(98,835,016)
(12,513,712)
(111,348,728)
110,729,139
$ 139,476,819
Balance
March 31, 2014
$ 23,301,440
7,247,647
30,549,087
193,161,243
14,075,830
207,237,073
(88,223,893)
(10,914,846)
(99,138,739)
108,098,334
$ 138,647,421
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On April 1, 2014, upon the acquisition of the Clay Street Liminted Partnership, Home Forward acquired capital assets with
gross value, accumulated depreciation, and net book value of $9,593,298, 5,113,741, and $4,479,557, respectively.
During the year ended March 31, 2015, Home Forward sold a property with net book value of $3,942,838 in exchange of a
non-partnership notes receivable in the amount of $3,145,000.
9. ASSETS AVAILABLE FOR SALE
On December 19, 2013, Home Forward sold St Johns Woods Apartment to Vitus Group for $8,281,250 with sale costs of
$340,570 and net proceeds received of $7,940,680. Home Forward recorded a gain of $4,676,385 from the sale.
10. LINE OF CREDIT
Home Forward has an $8,000,000 revolving line of credit. The line of credit is used for short-term funding needs. On
December 12, 2014, the line of credit with Bank of America, originally entered into in 2011, expired. In November 2014,
the Board has authorized and Home Forward entered into an agreement with Columbia Bank for a new line of credit with
aggregate principal amount not to exceed $8,000,000. The line of credit is collateralized by the general revenues of Home
Forward and matures December 1, 2019.
Draws on the line of credit may bear a fixed or variable rate of interest. During 2015 and 2014 gross draws, including
initial draws and draws after repayments, on the line of credit were $16,046,155 and $24,319,225 respectively, which
represents both principal and accrued interest. The remaining outstanding line of credit balance for March 31, 2015 and
2014 is $324,533 and $1,282,526, respectively. A summary of activity for Home Forward’s line of credit for year ending
March 31, 2015 and 2014 is as follows:

Balance
April 1, 2014
$
1,282,526
Balance
April 1, 2013
$
1,351,023

$

$
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Draws
16,046,155

Draws
24,319,225

Repayments
$ (17,004,148)

Balance
March 31, 2015
$
324,533

Repayments
$ (24,387,722)

Balance
March 31, 2014
$
1,282,526
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11. NOTES PAYABLE
Notes payables of Home Forward consist of the following at March 31:

Property
Schiller Way
Schiller Way
Richmond Place
Development Department
Mulnomah Manor
Turning Point
Willow Tree
Cambridge Court
Cambridge Court
Cambridge Court
Dawson Park
Fenwick Apts
Fenwick Apts
Fenwick Apts
Helen Swindells
Helen Swindells
Kelly Place
James Hawthorne
North Interstate
Yards at Union Station
Pearl Court
Peter Paulson
Peter Paulson
Peter Paulson
Schiller Way
Sequoia Square
St Francis LP
SW 45th (Carriage Hill Apts)

Interest Rate at March 31
2015
2014
4.00%
4.00%
4.14%
4.14%
3.00%
3.00%
0.00%
0.00%
6.75%
6.75%
3.81%
3.81%
4.42%
4.42%
8.50%
8.50%
1.00%
1.00%
0.00%
0.00%
3.00%
3.00%
3.77%
3.77%
0.00%
0.00%
3.00%
3.00%
3.00%
3.00%
3.00%
3.00%
5.39%
5.39%
0.00%
0.00%
0.00%
0.00%
1.00%
3.00%
3.00%
3.00%
7.91%
7.91%
0.50%
0.50%
0.00%
0.00%
0.00%
0.00%
0.00%
0.00%
0.00%
0.00%
0.00%
0.00%

Final Maturity
Date*
2030
2021
2016
2019
2034
2032
2036
2017
2032
2032
2022
2025
Sale of Property
2034
2023
2023
2028
Sale of Property
Sale of Property
2027
2026
2024
2024
2024
Sale of Property
2040
Sale of Property
Sale of Property

Forward balance to next page
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Payments
Terms
Monthly
Monthly
Maturity Date
Maturity Date
Monthly
Monthly
Monthly
Monthly
Cash Flow
Cash Flow
Cash Flow
Monthly
Cash Flow
Monthly
Cash Flow
Cash Flow
Monthly
Cash Flow
Cash Flow
Monthly
Monthly
Cash Flow
Cash Flow
Cash Flow
Cash Flow
Cash Flow
Cash Flow
Cash Flow

$

2015
534,545
145,616
500,000
1,149,577
388,143
633,848
64,834
526,600
397,753
485,053
1,269,736
1,180,211
155,046
1,483,870
600,451
359,400
5,728,950
929,905
1,234,274
852,155
1,021,301
250,000
689,635
505,351
514,486
5,308,681
180,898
27,090,319

$

2014
560,435
167,240
500,000
382,624
1,176,507
403,460
651,779
95,713
526,600
397,753
545,227
1,311,447
1,180,211
160,726
1,483,870
600,451
377,831
5,728,950
929,905
1,322,344
913,951
1,021,301
250,000
689,636
505,351
514,486
5,308,681
180,898
27,887,377
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Property
Forward balance from previous page
SW 45th (Carriage Hill Apts)
Willow Tree
Fairview Oaks & Woods
Rockwood Station
Rockwood Station (Mpower)
Hawthorn Home
Madison Home
North Interstate
Project Open Door
Russell Street House
Taylor Home
Ashcreek Commons
Plaza Townhomes
Ainsworth Court
Ainsworth Court
Madrona Apartments
Kelly Place
Rockwood Landing
Gretchen Kafoury
Stephens Creek Crossing
Hamilton West
Hamilton West
Helen Swindells
Helen Swindells (Mpower)
Rockwood Landing (Mpower)
Rockwood Landing
Total notes payable

Interest Rate at March 31 Final Maturity
2015
2014
Date*

Payments
Terms
$

3.00%
0.00%
3.58%
3.58%
6.00%
6.00%
6.00%
6.00%
1.75%
8.97%
7.00%
3.94%
7.00%
0.00%
4.77%
5.31%
0.00%
0.00%
3.00%
0.00%
3.00%
0.00%
6.00%
6.00%
3.86%

3.00%
0.00%
3.58%
3.58%
6.00%
6.00%
6.00%
1.75%
8.97%
7.00%
3.94%
7.00%
0.00%
7.25%
0.00%
0.00%
3.00%
0.00%
6.00%

3.86%

2032
Monthly
2035
Cash Flow
2047
Monthly
2047
Monthly
2025
Monthly
2029
Monthly
2029
Monthly
2033
Monthly
2027
Monthly
2018
Monthly
2029
Monthly
2024
Monthly
2015
Monthly
2052
Cash Flow
2034
Monthly
2034
Monthly
2046
Maturity Date
2058
Maturity Date
2031
Maturity Date
2014
Converts to Grant
2031
Monthly
Sale of Property
Cash Flow
Monthly
2024
Monthly
2025
Monthly
2029
Maturity Date

Less current portion of notes payable
Noncurrent portion of notes payable

2015
27,090,319

2014
27,887,377

$

35,324
178,312
11,575,292
4,649,648
171,893
52,024
51,834
460,488
214,741
14,821
48,775
1,985,634
61,893
1,318,764
2,440,554
1,409,335
350,456
150,000
2,664,000
1,750,079
777,634
2,039,641
87,616
69,979
435,003
60,084,059

$

(1,024,590)
59,059,469

36,823
178,312
11,749,744
4,719,724
54,230
54,051
473,792
229,754
18,700
50,688
2,051,743
139,567
1,351,748
1,068,650
350,456
150,000
2,664,000
1,750,079
3,363
457,174
55,439,975
(840,548)
54,599,427

$

* NOTE: Calendar year of final maturity date

Payables includes those notes related to equity gap financing. Equity gap financing is utilized to fund the difference
between project costs and sources of construction and permanent financing, These notes bear interest rates between 0.00%
and 8.97% with maturities due up through 2058 except for certain equity gap notes, which are not payable unless the
property is sold.
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A summary of activity of Home Forward’s notes payable for 2015 and 2014 is as follows:
Balance
April 1, 2014
$ 55,439,975

$

Balance
April 1, 2013
$ 50,931,002

Increase
$
5,377,272

Increase
7,103,460

Decrease
(2,459,376)

Balance
March 31, 2015
$ 60,084,059

Decrease
$
(868,299)

Balance
March 31, 2014
$ 55,439,975

$

Minimum debt payments due over the next five years and thereafter in five-year increments are as follows:

Fiscal year ending
March 31
2016
2017
2018
2019
2020
2021-2025
2026-2030
2031-2035
2036-2040
2041-2045
2046-2050
2051-2053
Thereafter
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Notes Payable
Principal
Interest
$
1,024,590
$
1,450,637
1,500,070
1,704,556
1,036,383
1,368,866
1,068,510
1,334,117
1,103,963
1,307,834
12,491,380
5,586,350
5,518,523
3,904,088
9,893,870
2,185,775
3,772,437
1,296,453
3,628,180
701,496
1,993,315
129,589
1,468,764
28,183
15,584,074
$ 60,084,059
$ 20,997,944
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12. BONDS PAYABLE
Bonds payable of Home Forward, which are secured by mortgages on the respective properties, consist of the following at
March 31:
Bond Issues
Ainsworth Court
Capital Fund Program, Series A
Dawson Park 2012
New Market West 2013
Pearl Court
Gretchen Kafoury
Hamilton West
Yards at Union Station
Total bond payable

Bond
Type
Fixed
Fixed
Fixed
Variable
Fixed
Fixed
Fixed
Fixed

Interest Rate at March 31 Final Maturity
2015
2014
Date*
5.78%
2028
4.30%
4.30%
2025
3.37%
3.37%
2027
1.74%
1.73%
2038
4.20%
4.15%
2027
3.00%
5.43%
2034
3.00%
2034
4.40%
4.35%
2029

2015
$

3,195,000
1,571,974
3,895,982
4,305,000
3,955,000
3,405,000
4,940,000
25,267,956

$

2014
2,420,000
3,555,000
1,671,626
3,732,397
4,575,000
4,060,000
5,165,000
25,179,023

Less current portion of bond payable
Noncurrent portion of bond payable

(1,299,570)
23,968,386

(1,376,184)
23,802,839

Plus unamortized premiums
Less unamortized discounts

23,968,386

30,144
(18,255)
23,814,728

$

$

*NOTE: Calendar year of final maturity date

The unamortized premiums relate to Columbia Street. Unamortized discounts relate to Ainsworth Court Series A.
On May 1, 2014, Home Forward issued Multi-Family Refunding Revenue Bonds Series 2014 for Hamilton West
Apartments and Gretchen Kafoury Commons in the amount of $3,470,000 and $4,030,000 (collectively referred as “Series
2014 Bonds”). The Series 2014 Bonds are issued to refinance the outstanding Bonds Payable – Partnerships for Clay Street
Limited Partnership assumed from the acquisition and Bonds Payable for Gretchen Kafoury in the amount of $3,485,000
and $4,060,000, respectively, for the purpose of reducing future interest payments. The Series 2014 Bonds have a final
maturity date of January 1, 2034 and bear fixed interest rates ranging from 3.00% to 5.00%.
On December 6, 2012, Home Forward issued New Market West Revenue Bonds Series 2013 (New Market West 2013
Bonds) in the amount not to exceed $4,210,000. Proceeds in the amount of $2,210,000 were drawn on January 1, 2013 to
refund the outstanding principal of $2,210,000 of the New west Market Bonds Series 2004. During 2015 and 2014,
proceeds were drawn in the amounts of $1,216,486 and $330,127 respectively, to pay for bond issuance costs and for the
rehabilitation of the New Market West property. The New Market West 2013 Bonds have a final maturity date of January
1, 2038 and bear variable interest that will be recalculated monthly based on the rate at which bonds can be remarketed.
A summary activity of Home Forward’s bonds payable for 2015 and 2014 is as follows:
Balance
April 1, 2014
$ 25,179,023
Balance
April 1, 2013
$ 24,279,829
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Increase
$ 11,315,127

Increase
$
5,276,486

Decrease
$ (11,226,194)

Balance
March 31, 2015
$ 25,267,956

Decrease
$ (4,377,292)

Balance
March 31, 2014
$ 25,179,023
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Minimum debt payments due over the next five fiscal years and thereafter are as follows:

Fiscal year ending
March 31
2016
2017
2018
2019
2020
2021-2025*
2026-2030
2031-2034

Bond Payable
Principal
Interest
$
1,299,570
$
980,022
1,178,072
930,271
1,226,692
883,458
1,265,435
833,667
1,314,306
781,858
9,619,910
3,018,060
4,753,971
1,382,792
4,610,000
676,000
$ 25,267,956
$
9,486,128

For the variable rate debt, the March 31, 2015 interest rate was used for the future interest calculation.
* Final debt payments for New Market West 2012 Bonds are assumed to be made on August 1, 2023 upon the expiration
of the associated swap instrument.
13. BONDS PAYABLE AND NOTES RECEIVABLE—PARTNERSHIPS
Home Forward issued Multi-Family Housing Revenue Bonds, Tax-Exempt Tax Credit Notes Receivable and Taxable Tax
Credit Notes Receivable for the purpose of providing financing to I.R.S. Section 42 Partnerships (see Note 7 and Note 18)
in which Home Forward has an ownership interest. The Partnerships are required to make payments on the Notes
Receivable to Home Forward, the General Partner of the Partnerships, sufficient to make required debt service payments
on the Bonds. Bonds payable—partnerships and the corresponding notes receivable—partnerships consist of the following
at March 31:
Bond
Partne rship
Type
Lovejoy Station Limited Partnership
Fixed
Civic Redevelopment Limited Partnership Variable
Trouton Limited Partnership
Variable
Cecelia Limited Partnership
Variable
Clay Street Limited Partnership
Fixed
Fountain Place Limited Partnership
Fixed
Stevens Creek Crossing North LP
Fixed
Humboldt Gardens Limited Partnership
Fixed

Interest Rate at March 31 Final Maturity
2015
2014
Date *
5.90%
5.90%
2033
0.02%
0.12%
2038
0.05%
0.10%
2037
0.05%
0.10%
2035
5.43%
2031
5.80%
5.80%
2034
4.56%
1.80%
2031
6.17%
6.17%
2040

Less current portion
Noncurrent portion

$

$

2015
10,350,000
7,800,000
5,590,000
3,445,000
2,640,940
3,115,936
915,000
33,856,876
(671,466)
33,185,410

$

$

2014
10,640,000
7,800,000
5,715,000
3,530,000
3,485,000
2,708,735
10,519,362
930,000
45,328,097
(10,582,795)
34,745,302

*NOTE: Calendary year of final maturity date
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A summary activity of Home Forward’s bonds payable for 2015 and 2014 is as follows:
Balance
April 1, 2014
$ 45,328,097

$

Increase
2,316,952

De crease
$ (13,788,173)

Balance
March 31, 2015
$ 33,856,876

Balance
April 1, 2013
$ 40,886,889

Increase
$
9,305,141

De crease
$
(4,863,933)

Balance
March 31, 2014
$ 45,328,097

Minimum debt payments due over the next five fiscal years and thereafter are as follow:

Fiscal year ending
March 31
2016
2017
2018
2019
2020
2021-2025
2026-2030
2031-2035
2036-2040

Bond Payable - Tax Credit Partnership
Principal
Interest
$
671,466
$
960,515
703,527
933,322
745,567
904,962
785,220
872,746
835,587
843,304
4,458,265
3,668,734
5,631,676
2,532,769
9,355,795
992,066
10,669,773
46,636
$
33,856,876
$
11,755,054

For the variable rate debt, the March 31, 2015 interest rate, as provided above, was used for the future interest calculation.
In February 2015, upon completion of construction at Steven’s Creek Crossing, the bonds associated with the interim loan
was redeemed in the amount of $9.7 million. At the same time, Home Forward converted the remaining balance of
$3.1 million to permanent bond debt. The interest rate for the permanent bond balance is fixed at the rate of 4.56%.
14. ADDITIONAL BONDS PAYABLE INFORMATION
Currently outstanding are variable rate demand bonds and notes issued by Home Forward on its New Market West
headquarters building, and three separate projects: Cecelia Limited Partnership (Cecilia), Trouton Limited Partnership
(Trouton), and Civic Limited Partnership.
The bonds for each have the following common characteristics:


Letters of Credit (LOC) have been issued Bank of America Securities (Cecelia and Trouton), equal to the amounts
outstanding on the bonds plus one interest payment, and 1.4% for Cecelia and Trouton of the outstanding principal
balance plus one interest payment of the related bonds. Civic has a credit enhancement agreement (CEA) with
Freddie Mac and is charged an annual fee of 1.06% of the outstanding balance. New Market West is not required to
have a LOC or credit enhancement.
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The LOCs and CEA are intended not only to provide security to bondholders, but also to make periodic interest
payments for which Home Forward regularly reimburses the banks.



The banks act as a remarketing agent, reselling at market rates any bonds sold by bondholders. They have
committed to repurchase bonds that cannot be resold on the open market.



New Market West’s interest rates are recalculated monthly, based on the rate at which bond can be remarketed.
Interest rates for other bonds are recalculated weekly, based on the rate at which bonds can be remarketed



The annual remarketing fee on the outstanding amount of the bonds is 0.08% (Civic), 0.10% (Trouton) and
0.125% (Cecilia). New Market West is not subject to an annual remarketing fee.



For bonds where the underlying financed asset is not the pledge for the bonds, the underlying credit for the bonds
is the general funds of Home Forward.

Civic Redevelopment Limited Partnership entered into a swap agreement with Freddie MAC. The new agreement caps the
variable rate on the bonds to 3.6625%. The agreement is set to expire on September 1, 2023. In conjunction with the sale
of Cecelia, Trouton, and New Market West-2012 bonds, Home Forward entered into interest rate swap agreements. Home
Forward uses interest rate swap agreements in order to reduce the volatility related to variable rate interest debt, or market
risk. The swap agreements effectively convert the interest rate on variable rate debt to a fixed rate. These swaps call for
Home Forward to receive interest at a variable rate and to pay interest at a fixed rate.
The Ashcreek note matured in March 2014. The variable rate on the note was 1.60% March 31, 2013. The swap
instrument is at 2.5% on a notional amount of $2.11 million at March 31, 2013 for which Home Forward received 84% of
the 30 day LIBOR rate. The fair value of the swap was $51,894 as of March 31, 2013. On March 27, 2014, Home
Forward negotiated a term extension on Ashcreek’s expiring variable note. The term extension was for ten years and the
interest rate was converted to a fixed rate of 3.94%.
The Cecelia bonds mature in 2035. The variable rate on the bonds was 0.05% and 0.10% as of March 31, 2015 and 2014,
respectively. The swap instrument associated with the remaining bonds matures July 1, 2021, and is fixed at 4.39% on a
notional amount of $3.44 million at March 31, 2015 for which Home Forward receives the 30 day SIFMA rate. The fair
values of the swap were $617,986 and $586,622 as of March 31, 2015 and 2014, respectively.
The Trouton bonds mature in 2038. The variable rate on the bonds was 0.05% and 0.10 % as of March 31, 2015 and 2014,
respectively. The swap instrument associated with the remaining bonds matures July 1, 2022, and is fixed at 4.188% on a
notional amount of $5.53 million at March 31, 2015 for which Home Forward receives the 30 day SIFMA rate. The fair
values of the swap were $1,013,863 and $895,772 as of March 31, 2015 and 2014, respectively.
New Market West bonds mature in 2038. The variable rate on the bonds was 1.74% and 1.73 % as of March 31, 2015 and
2014, respectively. The swap instrument associated with the remaining bonds mature August 1, 2023 and is fixed at
1.73% on a notional amount of the outstanding principal of the New Market Bonds Series 2013 up to $4.21 million dollar
for which Home Forward receives 65.2% of the 30 day LIBOR rate. The fair value of the swap was $38,726 and
$(19,482) as of March 31, 2015 and 2014, respectively.
The fair value of the swap instruments are calculated from proprietary models using a mid-market basis. The change in
fair market value of Home Forward’s swap transactions for the years ended March 31, 2015 and March 31, 2014 was an
increase of $207,663 and a decrease of $723,172, respectively. The fair value of the swap instruments are reflected as
deferred inflow of resources - derivative instruments on the basic financial statements and are offset by corresponding
deferred outflows of resources - derivative instruments.
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There are certain risks associated with any hedging investment. These risks include credit risk, basis risk, termination risk,
rollover risk, interest rate risk, and market access risk.


Credit risk - The aggregate fair value of the swaps represents Home Forward’s credit exposure to the
counterparties as of March 31, 2015 and 2014. Should the counterparties fail to perform according to the terms of
the swap contracts, Home Forward faced a maximum potential loss equal to the aggregate fair value of the swap.
At March 31, 2015 and 2014, Home Forward did not face a credit risk because the swap instruments had a
negative value. To minimize the potential of credit risk, Home Forward engages with counterparties with ratings
of A/A2 or higher. Any counterparty with a credit rating that falls below this is required to use a credit support
annex to document swap termination valuation collateralization. As of March 31, 2015 and 2014, Home Forward
was engaged with counterparties with ratings of A/A2 or higher.



Basis risk –Risk is minimized for the Cecilia and Trouton deals as both the underlying debt pays out based on
weekly auction rates and the SIFMA rate is an average of auction rate activity.



Termination risk – Counterparties are not allowed to optionally terminate, extend or substantially alter the terms
of a swap without Home Forward’s consent. Home Forward or counterparty may terminate the swaps if the other
party fails to perform under the terms of the contract. If, at the time of termination, the hedging derivative
instrument is in a liability position, Home Forward would be liable to the counterparty for payment of the absolute
value of the swap position.



Rollover risk – Rollover risk occurs when the expiration of the swap agreement occurs before the end of the
termination of the underlying debt. Home Forward is exposed to rollover risk. The swap on the Cecilia bond
terminates in July 2021 and the final bond payment is due in January 2035. The swap on the Trouton bond
terminates in July 2022 and the final bond payment is due in April 2037. The swap on the New Market West bond
terminates in August 2023 and the final bond payment is due in August 2038.



Interest rate risk – Home Forward’s swaps are structured to reduce Home Forward’s exposure to interest rate risk
by converting a variable rate to a fixed rate.



Market access risk – Market access risk is the risk that a government will not be able to enter credit markets or
that credit will become more costly. The ability to sell auction rate securities in an auction may be adversely
affected if there are not sufficient buyers walling to purchase all the auction rate securities at a rate equal to or less
than the ARS maximum rate. In the event of failed auctions, the bonds may default to a higher rate as defined in
the bonds’ official statements.

15. RETIREMENT PLAN
Plan Description – Home Forward is a participating employer in the State of Oregon Public Employees’ Retirement
System (“PERS”). PERS, a component unit of the State of Oregon, issues a comprehensive annual financial report, which
may be obtained by writing to Public Employees’ Retirement System, P.O. Box 23700, Tigard, Oregon, 97281-3700, or
by calling 1-888-320-7377. As noted in the PERS 2014 Comprehensive Annual Financial Report:
The Oregon Public Employees Retirement System (PERS or “the System”) provides statewide defined benefit
retirement plans for units of state government, political subdivisions, community colleges, and school districts. PERS
is administered under Oregon Revised Statutes (ORS) Chapter 238, Chapter 238A, and Internal Revenue Code
Section 401(a) by the Public Employees Retirement Board (Board.)
The 1995 Legislature enacted Chapter 654, Section 3, Oregon Laws 1995, which has been codified into ORS 238.435.
This legislation created a second tier of benefits for those who established membership on or after January 1, 1996.
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The second tier does not have the Tier One assumed earnings rate guarantee and has a higher normal retirement age
of 60, compared to 58 for Tier One.
The 2003 Legislature enacted HB 2020, codified as ORS 238A, which created the Oregon Public Service Retirement
Plan (OPSRP). OPSRP consists of the Pension Program (defined benefit) and the Individual Account Program
(defined contribution). Membership includes public employees hired on or after August 29, 2003.
Beginning January 1, 2004, PERS active Tier One and Tier Two members became members of the Individual Account
Program (IAP) of OPSRP. PERS members retain their existing PERS accounts, but member contributions are now
deposited into the member’s IAP account, not into the member’s PERS account. Accounts are credited with earnings
and losses net of administrative expenses. OPSRP is part of PERS and is administered by the Board. The PERS Board
is directed to adopt any rules necessary to administer OPSRP, and such rules are to be considered part of the plan for
IRS purposes.
PERS Pension (Defined Benefits)
Home Forward is a participant of the PERS pension program. PERS benefits, as described by the PERS 2013
Comprehensive Annual Financial Report are as follows:
Pension Benefits
The PERS retirement allowance is payable monthly for life. It may be selected from 13 retirement benefit options.
These options include survivorship benefits and lump-sum refunds. The basic benefit is based on years of service and
final average salary. A percentage... (1.67 percent for general service employees) is multiplied by the number of years
of service and the final average salary. Benefits may also be calculated under either a formula plus annuity (for
members who were contributing before August 21, 1981) or a money match computation if a greater benefit results.
Monthly payments must be a minimum of $200 per month or the member will receive a lump-sum payment of the
actuarial equivalence of benefits to which he or she is entitled.
A member is considered vested and will be eligible at minimum retirement age for a service retirement allowance if
he or she has had a contribution in each of five calendar years or has reached at least 50 years of age before ceasing
employment with a participating employer. General service employees may retire after reaching age 55. Tier One
general service employee benefits are reduced if retirement occurs prior to age 58 with fewer than 30 years of
service. Tier Two members are eligible for full benefits at age 60. The ORS Chapter 238 Defined Benefit Pension
Plan is closed to new members hired on or after August 29, 2003.
Death Benefits
Upon the death of a non-retired member, the beneficiary receives a lump-sum refund of the member’s account balance (accumulated contributions and interest). In addition, the beneficiary will receive a lump-sum payment from
employer funds equal to the account balance, provided one or more of the following conditions are met:
• the member was employed by a PERS employer at the time of death,
• the member died within 120 days after termination of PERS-covered employment,
• the member died as a result of injury sustained while employed in an PERS-covered job, or
• the member was on an official leave of absence from a PERS-covered job at the time of death.
A member’s beneficiary may choose a monthly payment for life instead of the lump-sum or a combination of lumpsum and monthly payments, if eligible. The monthly payment must be a minimum of $30 per month for deaths that
occur July 30, 2003, and earlier; $200 per month for deaths that occur after July 30, 2003.
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Disability Benefits
A member with 10 or more years of creditable service who becomes disabled from other than duty-connected causes
may receive a non-duty disability benefit. A disability resulting from a job-incurred injury or illness qualifies a
member for disability benefits regardless of the length of PERS-covered service. Upon qualifying for either a nonduty or duty disability, service time is computed to age 58 (55 for police and fire members) when determining the
monthly benefit.
Benefit Changes After Retirement
Members may choose to continue participation in a variable equities investment account after retiring and may
experience annual benefit fluctuations due to changes in the market value of equity investments.
Monthly benefits are adjusted annually through cost-of-living changes. Two percent per year was the maximum costof-living adjustment (COLA) in fiscal year 2013. The COLA in fiscal year 2015 will be capped at 1.5 percent for all
benefit recipients. The cap on the COLA in fiscal year 2014 and beyond will vary based on the amount of the annual
benefit.
OPSRP Pension Programs
Home Forward is a participant of the OPSRP pension programs, a hybrid defined benefit/defined contribution plan for
those employees hired after August 29, 2003. OPSRP benefits, as described by the PERS 2013 Comprehensive Annual
Financial Report are as follows:
OPSRP Pension Benefits (Defined Benefit)
This portion of OPSRP provides a life pension funded by employer contributions. Benefits are calculated with the
following formula for members who attain normal retirement age:
General service: 1.5 percent is multiplied by the number of years of service and the final average salary. Normal
retirement age for general service members is age 65, or age 58 with 30 years of retirement credit.
A member of the pension program becomes vested on the earliest of the following dates: the date the member
completes 600 hours of service in each of five calendar years, the date the member reaches normal retirement age,
and, if the pension program is terminated, the date on which termination becomes effective.
Death Benefits
Upon the death of a non-retired member, the spouse or other person who is constitutionally required to be treated in
the same manner as the spouse, receives for life 50 percent of the pension that would otherwise have been paid to the
deceased member. The surviving spouse or other person may elect to delay payment of the death benefit, but payment
must commence no later than December 31 of the calendar year in which the member would have reached 70½ years.
Disability Benefits
A member who has accrued 10 or more years of retirement credits before the member becomes disabled or a member
who becomes disabled due to job-related injury shall receive a disability benefit of 45 percent of the member’s salary
determined as of the last full month of employment before the disability occurred.
OPSRP Individual Account Program (Defined Contribution)
Pension Benefits
Upon retirement, a member of the OPSRP Individual Account Program (IAP) may receive the amounts in his or her
employee account, rollover account, and employer account as a lump-sum payment or in equal installments over a 5-,
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10-, 15-, 20-year period or an anticipated life span option. Each distribution option has a $200 minimum distribution
limit.
An IAP member becomes vested on the date the employee account is established or on the date the rollover account
was established. If the employer makes optional employer contributions for a member, the member becomes vested on
the earliest of the following dates: the date the member completes 600 hours of service in each of five calendar years,
the date the member reaches normal retirement age, the date the IAP is terminated, the date the active member
becomes disabled, or the date the active member dies.
Death Benefits
Upon the death of a non-retired member, the beneficiary receives in a lump sum the member’s account balance,
rollover account balance, and employer optional contribution account balance. If a retired member dies before the
installment payments are completed, the beneficiary may receive the remaining installment payments or choose a
lump-sum payment.
Risk Pooling – In 2001, the Oregon legislature amended ORS 238.227 allowing for local government entities to pool
their PERS pension assets and liabilities with the State of Oregon and other organizations joining the pool. Contribution
rates are actuarially determined based on the experience of the overall pool as opposed to the potentially more volatile
experience of the individual member. On January 19, 2010, Home Forward’s Board of Commissioners approved Home
Forward’s inclusion in the State & Local Government Rate Pool (SLGRP).
Funding Status – Employees who are OPSRP members are required by State statute to contribute 6.0% of their salary to
OPSRP and employers may agree to pay this required contribution. Home Forward pays the employee’s required
contribution for all represented employees and non-represented employees hired before April 1, 2012. Additionally,
employers are required to contribute actuarially computed amounts as determined by PERS on actuarial valuations
performed at least every two years. Rates are subject to change as a result of subsequent actuarial valuations and
legislative actions.
Employer contribution rates in effect July 1, 2013 to June 30, 2015 are:
Actuarial
Period
Tier 1/
Ending
Tier 2
Pension contribution rate
Retiree healthcare rate
Total employer contribution

14.51%
0.59%
15.10%

Employer contribution rates in effect July 1, 2011 to June 30, 2013 were:
Actuarial
Period
Tier 1/
Ending
Tier 2
Pension contribution rate
Retiree healthcare rate
Total employer contribution

9.92%
0.59%
10.51%

OPSRP
12.32%
0.49%
12.81%

OPSRP
7.87%
0.50%
8.37%

The amount to be contributed by Home Forward for the years ended March 31, 2015, 2014, and 2013 was,
$2,239,218, $2,080,870, and $2,163,190, respectively, which represents the required contributions for both the
employee and the employer in each of the years presented. The balance of PERS payable as of March 31, 2015,
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2014, and 2013, was $184,543, $171,979, and $176,268, respectively. This balance is recorded in other accrued
liabilities on the financial statement.
Actuarial
Period
Ending
3/31/2015
3/31/2014
3/31/2013

Required
Employer
Contributions
$
1,565,938
$
1,317,982
$
1,322,572

Required
Employee
Contributions
$
673,280
$
762,888
$
840,618

Total
Required
Contributions
$
2,239,218
$
2,080,870
$
2,163,190

Contributions
Paid
$
2,226,654
$
2,076,581
$
2,130,910

Contributions
to Required
Contributions
99%
100%
99%

Balance of
PERS
Payable
$
184,543
$
171,979
$
176,268

Other Postemployment Healthcare Benefits

Retirement Health Insurance Account (RHIA)
As a member of PERS, Home Forward contributes to the Retirement Health Insurance Account (RHIA) for each of its
eligible employees. RHIA is a cost sharing multiple-employer defined benefit other post-employment benefit (OPEB)
plan administered by PERS. RHIA pays a monthly contribution toward the cost of Medicare companion health insurance
premiums of eligible retirees. Oregon Revised Statutes (ORS) 238.420 established this trust fund. The Oregon legislature
has the ability to establish and amend the benefit provisions of the RHIA. The plan closed to new entrants after
August 29, 2003.
ORS require that an amount equal to $60 or the total monthly cost of Medicare companion health insurance premium
coverage, whichever is less, shall be paid from the RHIA, established by the employer, and any monthly cost in excess of
$60 shall be paid by the eligible retired member in the manner provided in ORS 238.410. To be eligible to receive this
monthly payment the member must 1) have eight years or more of qualifying service in PERS at the time of retirement or
receive a disability allowance as if the member had eight years or more of creditable service in PERS, 2) receive both
Medicare Parts A and B coverage, and 3) enroll in a PERS sponsored health plan. A surviving spouse or dependent of a
deceased PERS retiree who was eligible to receive the subsidy is eligible to receive the benefit if he or she is receiving a
retirement benefit or allowance from PERS or was insured at the time the member died and the member retired before
May 1, 1991.
Employer contributions are advance-funded on an actuarially determined basis. There is no inflation assumption for RHIA
postemployment benefits because the payment amount is set by statute and is not adjusted for increases in healthcare
costs. Participating employees are contractually required to contribute to RHIA at a rate assessed each year by PERS,
currently 0.53% of annual covered PERS payroll and 0.45% of OPSRP payroll. The PERS board sets the employer
contribution rate based on the annual required contribution (ARC) of the employers, an amount actuarially determined in
accordance with GASB Statement No. 45. The ARC represents a level of funding that, if paid on an ongoing basis, is
projected to cover normal costs each year and amortize any unfunded actuarial liabilities over a period not to exceed thirty
years. Home Forward’s contributions to RHIA for the years ended March 31, 2015, 2014 and 2013 were approximately,
$81,498, $99,519, and $138,000, respectively.
Retiree access to Home Forward health care plans (Implicit Benefit subsidy)
As a condition of participation in PERS, Home Forward is required to offer healthcare insurance coverage to retirees and
their spouses until the retired employee reaches the age for obtaining Medicare coverage. Under this requirement, the
employer is required to provide access to the same plan(s) available for current employees. Though Home Forward does
not pay any portion of the retiree’s healthcare insurance, the retired employee receives an implicit benefit of a lower
healthcare premium which is subsidized among the premium cost of coverage for active employees.
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As Home Forward pays none of premium of health insurance coverage for retirees from age 58 to 65, Home Forward has
not established and does not intend to establish a trust fund to supplement the costs for other post-employment benefit
obligation related to this implicit benefit. Home Forward’s regular health care benefit providers underwrite the retirees’
policies. Retirees may not convert the benefit into an in lieu payment to secure coverage under independent plans. At
March 31, 2015 and 2014, there were and 13 retirees and/or surviving spouses, respectively, receiving the postemployment implicit healthcare benefits.
Home Forward’s annual OPEB cost is calculated based on the annual required contribution of the employer (ARC) an
amount actuarially determined in accordance with the guidelines of GASB Statement No. 45. The ARC represents a level
of funding that, if paid on an ongoing basis, is projected to cover normal costs each year and amortize any unfunded
actuarial liabilities over a period not to exceed thirty years.

Actuarial
Period
Ending
3/31/2015
3/31/2014
3/31/2013

Annual
OPEB
Cost
$
140,127
172,446
174,903

Contributions
Paid
$
58,595
73,816
49,136

Contributions
to Required
Contributions
42%
43%
28%

Balance of
PERS
Payable
$
576,762
495,230
396,600

March 31,
2015
$
150,536
14,857
(25,266)
140,127

March 31,
2014
$
180,193
11,898
(19,645)
172,446

Contributions made
Increase in net OPEB obligation

(58,595)
81,532

(73,816)
98,630

Net OPEB Obligation - beginning of year
Net OPEB Obligation - end of year

495,230
576,762

396,600
495,230

Annual required contribution
Interest on NET OPEB obligation
Adjustment to ARC for NET OPEB obligation
Annual OPEB cost

$

$

Funding progress for implicit benefit subsidy based on most recent actuarial valuation is as follows:

Actuarial
Valuation
Date
3/31/2015

Actuarial
Value of
Assets
$
-

Actuarial
Accrued
Liability
(AAL)
$
1,538,187

Unfunded
Actuarial
Accrued
Liability
(UAAL)
$
1,538,187

Funded
Ratio
0%

Covered
Payroll
$ 14,997,634

UAAL as of
Percentage
of Covered
Payroll
10%

Actuarial Methods and Assumptions
Actuarial valuations of an ongoing plan involve the estimated value of reported amounts and assumptions about the
probability of occurrence of events into the future. The status of funding levels and annual required contributions of the
employer are subject to ongoing review and updates based on past history and revised assumptions of future events. These
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include assumptions about earnings rates, healthcare cost trends, project life expectancy of plan members, withdrawals,
retirements, etc. The actuarial methods and assumptions used include techniques that are designed to reduce the effects of
short-term volatility, and are subject to revisions as a result of past experience and new estimates about the future. The
schedule of funding progress, presented as required supplementary information following the notes to the financial
statements, presents trend information on the actuarial value of plan assets compared to actuarial accrued liabilities for
benefits.
Actuarial Methods and Assumptions for PERS/OPSRP/RHIA
Certain actuarial methods and assumptions for PERS, OPSRP and RHIA from the provided actuarial report ended
December 31, 2014 and December 31, 2013 and used to calculate the above activity, includes:
Actuarial cost method
Asset valuation method
Tier 1/Tier 2 UAL and Retiree
Healthcare UAL amortization

OPSRP UAL Amortization

Investment return
Interest crediting

Consumer price inflation
Future general wage inflation
Healthcare cost inflation

Projected unit credit
Market value of assets
The Tier 1/Tier 2 regular UAL and Retiree Healthcare UAL are
amortized as a level percentage of combined valuation payroll over a
closed period. For the Tier 1/Tier 2 UAL, the amortization period is 20
years; for Retiree Healthcare, it is 10 years. Gains and losses between
odd-year valuations are amortized as a level percentage of combined
valuation payroll over 20 years (10 for Retiree Healthcare) from the oddyear valuation in which they are first recognized.
Gains and losses between odd-year valuations are amortized as a level
percentage of combined valuation payroll over 16 years from the oddyear valuation in which they are first recognized
7.75% compounded annually on system assets
8.0% in 2014 and 7.75% in 2013 in compounded annually on members’
regular account balances
8.25% in 2014 and 7.75% in 2013 compounded annually on members’
variable account balances.
2.75% per year
3.75% per year
Graded from 6.1% in 2014 to 8.0% in 2013

Actuarial Methods and Assumptions for Implicit Benefit subsidy
Certain actuarial assumptions for the Implicit Benefit subsidy calculation are from the actuarial report ended
March 31, 2015 and used to calculate the above activity includes:
Actuarial cost method
Asset valuation method
Investment return
Interest rate discount
Medical cost annual trend rate
Dental cost annual trend rate
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Investment return assumption equal to expectation of Home Forward’s
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16. DEFERRED COMPENSATION PLAN
Home Forward offers employees an optional deferred compensation plan created in accordance with Internal Revenue
Code Section 457. The plan, available to all Home Forward’s employees, permits them to defer a portion of their salary to
future years. Annual deferrals are limited to the lesser of $17,500 or 100% of includable compensation. The deferred
compensation is not available to employees until termination, retirement, death or unforeseeable emergency. This plan is
administered by a third-party and is not included in Home Forward’s basic financial statements.
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17. DISCRETELY PRESENTED COMPONENT UNITS CONDENSED FINANCIAL INFORMATION
The Authority is the General Partner and holds a 0.01% to 1% interest in each of the following limited partnerships (see Note 2 and Note 7). Summarized partnership information as of and
for the year ended December 31, 2014 is as follows:
Lovejoy
Station

St. Francis

Cecilia

Trouton

Civic
Redevelopment

Woolsey

Humboldt
Gardens

ASSETS
Cash and cash equivalents
Cash and cash equivalents - restricted
Investments (Restricted)- Short Term
Accounts receivables and other assets
Investments (Restricted)- Long Term
Other Assets
Capital assets - net

$

699,588
749,338
1,223,845
39,060
345,875
11,830,091

$

TOTAL

90,656
677,403

$

$

14,887,797

$

9,290,872

$

15,709,158

$

34,170,459

$

16,528,323

$

18,018,313

$

27,175,523

Current liabilities
Long-term liabilities
Net position

$

1,466,320
13,603,670
(182,193)

$

229,149
7,066,533
1,995,190

$

346,510
14,859,495
503,153

$

516,753
32,758,901
894,805

$

222,815
5,145,860
11,159,648

$

2,293,347
13,758,798
1,966,168

$

227,761
20,914,600
6,033,162

TOTAL

$

14,887,797

$

9,290,872

$

15,709,158

$

34,170,459

$

16,528,323

$

18,018,313

$

27,175,523

Operating revenues
Operating expenses
Operating income (loss)

$

2,041,312
(1,210,063)
831,249

$

901,180
(1,043,585)
(142,405)

$

1,483,529
(1,849,073)
(365,544)

$

2,314,647
(3,642,572)
(1,327,925)

$

1,105,051
(1,803,805)
(698,754)

$

1,271,506
(1,444,833)
(173,327)

$

907,419
(1,832,105)
(924,686)

41,155
73,195
8,408,463

428,909
1,099,513

$

9,162
216,726
13,954,848

386,110
1,259,748

$

56,271
605,344
31,862,986

665,624
1,032,906

$

31,187
145,767
14,652,839

236,080
1,506,689

$

64,918
753,872
15,456,754

264,258
1,542,523
10,991
252,691
25,105,060

LIABILITIES AND NET POSITION
LIABILITIES:

Nonoperating revenues
Nonoperating expenses
Loss before capital contributions
Capital contributions
Change in net position

57,325
(764,814)
123,760

$

123,760

534
(191,803)
(333,674)

$

350,191
16,517

391
(293,979)
(659,132)

$

(659,132)

418
(461,764)
(1,789,271)

$

(1,789,271)

1,117
(199,627)
(897,264)

$

(897,264)

918
(908,132)
(1,080,541)

$

(1,080,541)

66
(257,627)
(1,182,247)

$

(1,182,247)
(continued)

*Unaudited
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1115 SW 11th
Avenue

RAC
Housing

Stephens South

Beech
Street*

Stephens North

All other
partnerships

Total

ASSETS
Cash and cash equivalents
Cash and cash equivalents - restricted
Investments (Restricted)- Short Term
Accounts receivables and other assets
Investments (Restricted)- Long Term
Other Assets
Capital assets - net

$

225,583
850,781

$

616,468
22,220
52,992
41,158
73,631
12,902,001

$

TOTAL

$

14,854,449

$

32,884,473

$

13,708,470

Current liabilities
Long-term liabilities
Net position

$

223,670
12,135,317
2,495,462

$

75,030
8,652,838
24,156,605

$

TOTAL

$

14,854,449

$

32,884,473

$

Operating revenues
Operating expenses
Operating income (loss)

$

827,845
(1,242,524)
(414,679)

$

1,478,495
(3,495,461)
(2,016,966)

$

20,227
56,508
13,701,350

455,091
1,330,308

$

70,807
95,574
30,932,693

1,202,585
30,134
95,687
61,537
260,507
23,713,076

$

$

25,363,526

$

954,370
11,511,278
1,242,822

$

1,451,685
23,845,940
65,901

13,708,470

$

$

249,481
18,000

$

616,482
2,131,072
56,326
16,230
425,464
32,581,351

$

6,136,915
12,250,635
1,428,850
464,160
3,391,546
244,538,848

9,792,666

$

35,826,925

$

268,210,954

$

7,279,773
1,619,731
893,162

$

2,856,197
27,298,336
5,672,392

$

18,143,380
193,171,297
56,896,277

25,363,526

$

9,792,666

$

35,826,925

$

268,210,954

633,459
(1,624,253)
(990,794)

$

$

4,451,983
(4,961,119)
(509,136)

18,078,112
(25,400,093)
(7,321,981)

8,077
(905,624)
(1,406,683)

70,589
(4,606,806)
(11,858,198)

1,457
86,392
9,437,336

LIABILITIES AND NET POSITION
LIABILITIES:

Nonoperating revenues
Nonoperating expenses
Loss before capital contributions
Capital contributions
Change in net position

544
(15,126)
(429,261)

$

247,500
(181,761)

(57,808)
(2,074,774)

$

(2,074,774)

506,033
(922,535)
(416,502)
893
(141,857)
(557,466)

$

(48,590)
(606,056)

306
(346,278)
(1,336,766)

$

(48,490)
(1,385,256)

155,653
(328,165)
(172,512)
(62,367)
(234,879)

$

499,094
264,215

$

3,001,299
1,594,616

$

4,001,004
(7,857,194)

*Unaudited
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17. DISCRETELY PRESENTED COMPONENT UNITS CONDENSED FINANCIAL INFORMATION
The Authority is the General Partner and holds a 0.01% to 1% interest in each of the following limited partnerships (see Note 2 and Note 7). Summarized partnership information as of and
for the year ended December 31, 2013 is as follows:
Lovejoy
Station

Union
Station A LIH *

St. Francis

Cecilia

Trouton

Civic
Redevelopment

Woolsey

Humboldt
Gardens

ASSETS
Cash and cash equivalents
Cash and cash equivalents - restricted
Investments (Restricted)- Short Term
Accounts receivables and other assets
Investments (Restricted)- Long Term
Other Assets
Capital assets - net

$

728,802
735,506
1,232,180
29,305
338,946
12,212,096

$

-

$

87,682
627,915
72,084
70,797
8,873,998

$

296,806
1,073,144
70,125
207,802
14,866,629

$

227,377
1,209,128
153,020
606,616
33,745,553

$

582,049
981,958
58,733
146,890
15,605,196

$

113,756
1,315,989
21,738
772,903
16,247,267

$

212,444
1,515,022
46,452
252,824
26,210,970

TOTAL

$

15,276,834

$

-

$

9,732,476

$

16,514,506

$

35,941,694

$

17,374,826

$

18,471,653

$

28,237,712

Current liabilities
Long-term liabilities
Net position

$

1,422,681
14,160,106
(305,953)

$

-

$

544,200
7,209,603
1,978,673

$

416,370
14,935,851
1,162,285

$

560,610
32,697,008
2,684,076

$

258,993
5,058,921
12,056,912

$

1,730,477
13,694,467
3,046,709

$

233,797
20,788,506
7,215,409

TOTAL

$

15,276,834

$

-

$

9,732,476

$

16,514,506

$

35,941,694

$

17,374,826

$

18,471,653

$

28,237,712

Operating revenues
Operating expenses
Operating income (loss)

$

2,014,848
(1,104,629)
910,219

$

89,479
(112,902)
(23,423)

$

1,233,536
(1,018,377)
215,159

$

1,190,329
(1,870,456)
(680,127)

$

2,157,903
(3,559,992)
(1,402,089)

$

1,061,904
(1,842,371)
(780,467)

$

1,246,938
(1,424,913)
(177,975)

$

859,063
(1,838,481)
(979,418)

LIABILITIES AND NET POSITION
LIABILITIES:

Nonoperating revenues
Nonoperating expenses
Loss before capital contributions
Capital contributions
Change in net position

57,787
(801,039)
166,967

$

166,967

1,459
(18,034)
(39,998)

$

(39,998)

525
(213,437)
2,247

$

2,247

894
(296,583)
(975,816)

$

(975,816)

886
(467,909)
(1,869,112)

$

(1,869,112)

1,327
(200,195)
(979,335)

$

(979,335)

645,965
(655,172)
(187,182)

$

(187,182)

62
(258,527)
(1,237,883)

$

(1,237,883)
(continued)
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1115 SW 11th
Avenue

RAC
Housing

Stephens South *

Beech
Street*

Stephens North *

All other
partnerships

Total

ASSETS
Cash and cash equivalents
Cash and cash equivalents - restricted
Investments (Restricted)- Short Term
Accounts receivables and other assets
Investments (Restricted)- Long Term
Other Assets
Capital assets - net

$

176,868
578,971
27,729
50,924
14,267,566

$

438,492
1,295,828
118,797
72,520
33,079,998

$

573,460
995,138
374
36,291
12,007,832

$

1,288,883
558,387
652
45,091
21,925,031

$

1,115,969
137,338
3,210,030

$

1,008,489
3,056,461
70,536
528,273
672,225
545,546
45,506,197

$

6,851,077
12,389,922
2,856,241
1,127,282
672,225
3,284,487
257,758,362

TOTAL

$

15,102,058

$

35,005,635

$

13,613,095

$

23,818,044

$

4,463,337

$

51,387,726

$

284,939,596

Current liabilities
Long-term liabilities
Net position

$

170,222
12,254,613
2,677,223

$

84,345
8,689,911
26,231,379

$

1,481,275
10,282,942
1,848,878

$

12,457,682
9,909,205
1,451,157

$

515,084
3,319,306
628,947

$

4,085,106
43,224,845
4,077,776

$

23,960,842
196,225,284
64,753,471

TOTAL

$

15,102,058

$

35,005,635

$

13,613,095

$

23,818,044

$

4,463,337

$

51,387,727

$

284,939,597

Operating revenues
Operating expenses
Operating income (loss)

$

787,832
(1,244,281)
(456,449)

$

1,423,746
(3,511,327)
(2,087,581)

$

$

5,954,789
(6,619,632)
(664,843)

18,020,367
(24,911,966)
(6,891,599)

32,306
(1,425,291)
(2,057,828)

747,226
(4,409,702)
(10,554,075)

LIABILITIES AND NET POSITION
LIABILITIES:

Nonoperating revenues
Nonoperating expenses
Loss before capital contributions
Capital contributions
Change in net position

435
(15,230)
(471,244)

$

(471,244)

(57,806)
(2,145,387)

$

1,193,304
(952,083)

(82,333)
(82,333)

$

3,599
(78,734)

$

1,399,160
1,320,426

(192,560)
(192,560)

$

1,981
(190,579)

$

840,795
650,216

(489,712)
(489,712)
(479)
(490,191)

$

1,119,138
628,947

$

91,430
(1,966,398)

$

4,643,827
(5,910,248)

*Unaudited
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17. SUMMARIZED FINANCIAL INFORMATION OF DISCRETELY PRESENTED COMPONENT UNITS
Summarized Capital assets – Discretely presented component units
Land, structures, and equipment activity of the discretely presented component units was as follows for the years ended
December 31:
Balance
January 1, 2014
$
13,123,805
37,472,596
50,596,401

Additions and
transfers in
$
489,700
5,293,268
5,782,968

286,416,593
11,588,996
298,005,589

44,441,898
2,541,940
46,983,838

(20,860,181)
(724,541)
(21,584,722)

Total capital assets being depreciated
Total capital assets, net

(81,832,278)
(9,011,350)
(90,843,628)
207,161,961
$ 257,758,362

$

(11,532,268)
(1,277,107)
(12,809,375)
34,174,463
39,957,431

11,254,605
693,892
11,948,497
(9,636,225)
(53,176,945)

Land
Construction in progress
Total capital assets not being depreciated

Balance
January 1, 2012
$
13,716,305
10,513,404
24,229,709

Additions and
transfers in
$
27,151,810
27,151,810

296,809,364
11,873,109
308,682,473

171,313
38,379
209,692

Land
Construction in progress
Total capital assets not being depreciated
Buildings and improvements
Equipment
Less accumulated depreciation
Buildings and improvements
Equipment

Buildings and improvements
Equipment
Less accumulated depreciation
Buildings and improvements
Equipment
Total capital assets being depreciated
Total capital assets, net

(76,745,021)
(8,223,337)
(84,968,358)
223,714,115
$ 247,943,824

$

(10,751,848)
(1,082,702)
(11,834,550)
(11,624,858)
15,526,952

Disposal and
Balance
transfers out
December 31, 2014
$
(774,856) $
12,838,649
(42,765,864)
(43,540,720)
12,838,649

$

309,998,310
13,406,395
323,404,705
(82,109,941)
(9,594,565)
(91,704,506)
231,700,199
$ 244,538,848

Disposal and
Balance
transfers out
December 31, 2013
$
(592,500) $
13,123,805
(192,618)
37,472,596
(785,118)
50,596,401
(10,564,084)
(322,492)
(10,886,576)

$

5,664,591
294,689
5,959,280
(4,927,296)
(5,712,414)

286,416,593
11,588,996
298,005,589
(81,832,278)
(9,011,350)
(90,843,628)
207,161,961
$ 257,758,362

Summarized notes payable – Discretely presented component units
Notes payable of the discretely presented component units consist of the following:

December 31, 2014
$
126,754,998
65,605,292
192,360,290
(8,242,099)
$
184,118,191

Notes payable - General Partner
Mortgages and other housing related notes
Less current portion
Noncurrent portion
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December 31, 2013
$
132,312,351
65,844,705
198,157,056
(11,465,261)
$
186,691,795
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A summary of activity of the discretely presented component units’ notes payable is as follows:

Balance
January 1, 2014
$
198,157,056
Balance
January 1, 2013
$
183,084,422

$

$

Increase
10,199,897

$

Increase
23,696,107

$

Decrease
(15,996,663)

Balance
December 31, 2014
$
192,360,290

Decrease
(8,623,473)

Balance
December 31, 2013
$
198,157,056

18. COMMITMENTS AND CONTINGENCIES
Leases - At March 31, 2015, Home Forward has approximately 8,925 dwelling units under lease to Section 8 landlords.
The terms of these leases extend up to one year. Additionally, Home Forward has placed public housing units inside tax
credit properties and support these units with public housing subsidy transfers to those properties. Housing assistance
payments under these leases or public housing subsidy transfers, including FSS program contributions, for the years ended
March 31, 2015 and 2014 were approximately $70,102,000 and $69,859,000, respectively.
Construction Commitments - At March 31, 2015, Home Forward had construction commitments of approximately
$47,370,080
Contingent Liabilities - Home Forward has entered into long-term use agreements with the City of Portland, Multnomah
County and the State of Oregon in exchange for development funds for group homes and other projects. These agreements
expire between 2019 and 2065. Repayment of an amortized portion of these funds is required if Home Forward does not
use the properties according to their intended purposes. Home Forward has not and does not intend to violate those
agreements. The liability, if recorded, would be approximately $4,305,108.
General Partner Operating Deficit Guarantees - In relation to the performance of the tax credit partnerships for which
Home Forward is the general partner, Home Forward has agreed to provide certain levels of funding in the event of
partnership operating deficits that exceed operating reserves. The maximum amount required to fund excess operating
deficits ranges from zero to the total amount of the excess operating deficit for a single partnership. As of March 31, 2015,
no additional liability existed relating to excess operating deficits for any of the partnerships.
19. RISK MANAGEMENT
Home Forward operates in an industry subject to various risks of loss related to torts, theft, damage, destruction, errors
and omissions, injuries to employees or participants, and natural disasters. As such, Home Forward utilizes several
insurance providers to reduce agency risk of loss.
Home Forward is a member of the Housing Authorities Risk Retention Pool (“HARRP”), a risk pool currently operating
as a common risk management and insurance program for approximately 90 public housing authorities throughout
California, Nevada, Oregon and Washington. HARRP is self-sustaining through member premiums and reinsures through
commercial companies for claims in excess of predetermined limits for each insured event. Risks insured for public
housing and special needs properties include blanket coverage for buildings and business personal property of
approximately $260,264,000 and $5,654,000, respectively.
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HARRP coverage as of March 31, 2015, includes:
Liabilities
Property liability
Employee dishonesty
Forgery or Alteration
Theft of money or securities
Business auto liability

Deductible
$
5,000
1,000
1,000
1,000
250

Coverage
$ 2,000,000
1,000,000
1,000,000
100,000
2,000,000

For Home Forward owned affordable properties (non-public housing), Home Forward uses Affordable Housing Risk Pool
(“AHRP”), a subsidiary of HARRP, and Farmers Insurance to provide commercial insurance. AHRP provides general
liability coverage for 17 affordable properties for $2,000,000 per incident/ unlimited aggregate. AHRP also provides
blanket coverage for buildings and business personal property for 17 properties for approximately $137,312,000.
Farmers provides blanket coverage for buildings and business personal property for 1 affordable property for
approximately $4,487,000.
Home Forward contracts with Liberty Northwest to provide Worker’s Compensation and Employer Liability coverage of
$1,000,000 per incident with no deductible.
There have been no significant modifications in coverage in insurance coverage from the previous year and settlements
have not exceeded coverage during the last three years. Home Forward has two liability claims as of March 31, 2015.
20. SUBSEQUENT EVENTS
On April 7, 2015, Home Forward entered, as General Partner, the Wests Limited Partnership and Woods East Limited
Partnership. Wells Fargo Affordable Housing Community Development Corporation is the Limited Partner. These two
limited partnerships purchased four high-rise multifamily properties from Home Forward Development Enterprises for
$41 million. These properties will undergo comprehensive rehabilitation and are part of Phase 1 of the 85 Stories
initiative.
On July 15, 2015, Home Forward submitted to HUD Rental Assistance Demonstration (RAD) applications to convert 31
properties from being funded with public housing operating and capital funds to being funded with voucher based rental
assistance subsidy funding. These conversions are expected to be approved and finalized over the next three to five years.

*****
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SCHEDULE OF FUNDING PROGRESS
Schedule of funding progress presented below provides a consolidated review of Home Forward’s ability to meet current
and future liabilities with the plan assets.
Schedule of Funding Progress – OPEB Implicit Benefit subsidy
The last actuarial report performed as of:

Actuarial
Valuation
Date
3/31/2015
3/31/2013
3/31/2011

Actuarial
Value of
Assets
$
-

Actuarial
Accrued
Liability
(AAL)
$
1,538,187
1,813,482
912,321
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Unfunded
Actuarial
Accrued
Liability
(UAAL)
$
1,538,187
1,813,482
912,321

Funded
Ratio
0%
0%
0%

Covered
Payroll
$ 14,997,634
14,527,714
13,500,000

UAAL as of
Percentage
of Covered
Payroll
10%
12%
7%

115

57

Draft for Board of Commissioners - 9/15/15

OTHER SUPPLEMENTARY INFORMATION

Home Forward Board of Commissioners
September 2015

116

58

Draft for Board of Commissioners - 9/15/15
HOME FORWARD
COMBINING SCHEDULE OF NET POSITION- AFFORDABLE HOUSING
As of March 31, 2015

Grace Peck
Terrace

Multnomah
Manor

The
Plaza

Rosenbaum
Plaza

St. Johns
Woods

Unthank
Plaza

Helen
Swindells

Dawson
Park

Pearl
Court

ASSETS AND DEFERRED OUTFLOWS
CURRENT ASSETS:
Cash and cash equivalents
Cash and cash equivalents - Restricted
Accounts receivable, net
Prepaid expenses

$

NON-CURRENT ASSETS:
Due from partnerships, net
Notes receivable and accrued interest receivable
Capital assets not being depreciated
Capital assets being depreciated, net

TOTAL ASSETS

5,803,618
16,578
1,931
9,898
5,832,025

$

191,260
311,806
503,066

(47,820)
227,083
6,814
4,416
190,493

$

310,301
1,552,169
1,862,470

(144,606)
288,924
28,025
6,055
178,398

$

278,362
1,256,930
1,535,292

2,302,723
8,796
9,630
8,703
2,329,852

$

50,000
496,447
546,447

(258)
(258)

$

-

$

6,335,091

$

2,052,963

$

1,713,690

$

2,876,299

$

$

353
2,250
3,472
16,446

$

12,321
6,466
3,204
22,906

$

23,686
361
523
18,403

$

33,066
1,417
3,408
9,112

$

(258)

3,678,565
14,625
6,017
7,772
3,706,979

$

68,201
768,393
836,594

(82,487)
450,342
4,997
15,339
388,191

$

432,880
2,158,060
2,590,940

40,526
352,285
581
8,370
401,762

$

138,456
1,097,226
1,235,682

1,384,437
1,155,999
3,856
25,562
2,569,854

952,468
3,741,757
4,694,225

$

4,543,573

$

2,979,131

$

1,637,444

$

7,264,079

$

5,489
1,500
1,841
14,862

$

27,429
950
4,860
43,757

$

10,794
22,074
4,082
37,941

$

28,915
50,891
18,993
110,769

LIABILITIES AND NET POSITION
CURRENT LIABILITIES:
Accounts payable
Accrued interest payable
Other accrued liabilities
Deferred revenue
Deposits, payable from restricted assets
Current portion of notes and
bonds payable

22,521

28,805
73,702

61,894
104,867

47,003

-

23,692

7,139
84,135

103,028
177,919

343,675
553,243

-

1,120,771
1,120,771

-

-

-

-

2,164,798
1,259,984
3,424,782

485,053
1,468,946
61,928
2,015,927

788,482
4,025,000
328,681
5,142,163

22,521

1,194,473

104,867

47,003

-

23,692

3,508,917

2,193,846

5,695,406

6,312,570

858,490

1,608,823

2,829,296

NON-CURRENT LIABILITIES:
Notes payable
Bonds payable
Accrued interest - long-term
Other liabilities

Total liabilities

NET POSITION
TOTAL LIABILITIES AND NET POSITION

$

-

6,335,091
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$

2,052,963

$

1,713,690

$

2,876,299

(258)
$

(258)

4,519,881
$

4,543,573

(529,786)
$

2,979,131

(556,402)
$

1,637,444

1,568,673
$

7,264,079
(continued)
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Fenwick
Avenue

Ainsworth
Court

Rockwood
Station

Fairviews

Willow
Tree

Ash
Creek

Schiller
Way

Peter
Paulson

Kelly
Place

ASSETS AND DEFERRED OUTFLOWS
CURRENT ASSETS:
Cash and cash equivalents
Cash and cash equivalents - Restricted
Accounts receivable, net
Prepaid expenses

$

NON-CURRENT ASSETS:
Due from partnerships, net
Notes receivable and accrued interest receivable
Capital assets not being depreciated
Capital assets being depreciated, net

TOTAL ASSETS

(89,509)
101,538
2,743
2,196
16,968

$

292,240
2,063,404
2,355,644

377,616
381,757
2,766
1,471
763,610

$

1,115,635
2,059,240
3,174,875

2,977,345
1,181,987
23,213
32,353
4,214,898

$

1,457,911
7,696,197
9,154,108

2,036,617
583,251
16,939
17,093
2,653,900

$

702,000
6,074,330
6,776,330

(77,108)
145,369
1,163
27
69,451

$

162,767
1,720,048
1,882,815

(217,874)
74,356
286
2,507
(140,725)

$

363,581
1,638,680
2,002,261

(348,865)
35,323
1,256
3,451
(308,835)

$

48,706
1,358,611
1,407,317

(15,232)
218,488
2,196
8,731
214,183

$

285,850
2,238,009
2,523,859

108,605
84,488
(33)
401
193,461

188,664
792,274
980,938

$

2,372,612

$

3,938,485

$

13,369,006

$

9,430,230

$

1,952,266

$

1,861,536

$

1,098,482

$

2,738,042

$

1,174,399

$

7,791
4,379
726
8,750

$

14,459
10,025
7,051
55,043

$

76,684
34,533
32,270
60,939
236,349

$

31,194
14,731
31,405
114,287

$

6,084
2,335
3,007
5,900

$

8,165
6,742
106
8,000

$

12,235
2,284
240
6,726

$

12,495
2
3,072
41,631

$

3,026
1,614
524
5,850

LIABILITIES AND NET POSITION
CURRENT LIABILITIES:
Accounts payable
Accrued interest payable
Other accrued liabilities
Deferred revenue
Deposits, payable from restricted assets
Current portion of notes and
bonds payable

NON-CURRENT LIABILITIES:
Notes payable
Bonds payable
Accrued interest - long-term
Other liabilities

Total liabilities

NET POSITION
TOTAL LIABILITIES AND NET POSITION

49,288
70,934

76,740
163,318

196,947
637,722

92,194
283,811

18,740
36,066

70,994
94,007

49,483
70,968

57,200

19,449
30,463

2,555,705
2,555,705

3,682,578
3,682,578

11,378,345
11,378,345

4,729,347
4,729,347

793,419
793,419

1,914,641
1,914,641

1,136,029
1,136,029

1,960,936
1,479,023
3,439,959

690,407
690,407

2,626,639

3,845,896

12,016,067

5,013,158

829,485

2,008,648

1,206,997

3,497,159

720,870

92,589

1,352,939

4,417,072

1,122,781

(254,027)
$

2,372,612

Home Forward Board of Commissioners
September 2015

$

3,938,485

$

13,369,006

$

9,430,230

$

1,952,266

(147,112)
$

1,861,536

(108,515)
$

1,098,482

(759,117)
$

2,738,042

453,529
$

1,174,399
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Trouton
Commercial

Yards
at Union Station

Rockwood
Landing

Gretchen
Kafoury

Affordable
Housing
Management

Hamilton
West

Eliminations

Totals

ASSETS AND DEFERRED OUTFLOWS
CURRENT ASSETS:
Cash and cash equivalents
Cash and cash equivalents - Restricted
Accounts receivable, net
Prepaid expenses

$

(91,626)
6,876
41
675
(84,034)

NON-CURRENT ASSETS:
Due from partnerships, net
Notes receivable and accrued interest receivable
Capital assets not being depreciated
Capital assets being depreciated, net

TOTAL ASSETS

$

-

533,316
986,956
7,900
27,536
1,555,708

$

671,000
4,189,896
4,860,896

36,677
45,487
1,140
3,697
87,001

$

225,000
1,662,741
1,887,741

529,310
600,618
3,954
9,504
1,143,386

$

533,869
3,748,449
4,282,318

384,542
806,917
10,067
14,357
1,215,883

$

406,124
4,101,217
4,507,341

(10,727,136)
329,287
61,612
15,658
(10,320,579)

$

256,692
388,217
644,909

$

(84,034)

$

6,416,604

$

1,974,742

$

5,425,704

$

5,723,224

$

$

3,284
601
6,876

$

43,600
99,199
17,531
109,282

$

2,637
1,399
2,439
14,280
14,193

$

18,766
40,229
2,726
66,382

$

19,446
36,380
4,845
78,628

$

(9,675,670)

(43,207)
(43,207)

$

-

$

(43,207)

8,308,169
8,097,330
197,094
225,772
16,828,365

256,692
388,217
8,875,275
50,725,884
60,246,068

$

77,074,433

$

LIABILITIES AND NET POSITION
CURRENT LIABILITIES:
Accounts payable
Accrued interest payable
Other accrued liabilities
Deferred revenue
Deposits, payable from restricted assets
Current portion of notes and
bonds payable

10,761

323,923
593,535

27,858
62,806

75,000
203,103

105,221
244,520

482,648

-

442,366
333,642
94,925
575,540
1,032,093
1,650,378
4,128,944

-

1,145,352
4,705,000
5,850,352

627,124
627,124

2,664,000
3,880,000
1,015,285
7,559,285

2,777,054
3,340,000
6,117,054

14,357
14,357

-

40,614,041
17,418,946
4,144,901
14,357
62,192,245

Total liabilities

10,761

6,443,887

689,930

7,762,388

6,361,574

497,005

-

66,321,189

NET POSITION

(94,795)

NON-CURRENT LIABILITIES:
Notes payable
Bonds payable
Accrued interest - long-term
Other liabilities

TOTAL LIABILITIES AND NET POSITION

$

(84,034)
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(27,283)
$

6,416,604

1,284,812
$

1,974,742

(2,336,684)
$

5,425,704

(638,350)
$

5,723,224

40,447
54,097
388,104
-

$

(10,172,675)
$

(9,675,670)

-

(43,207)
$

(43,207)

10,753,244
$

77,074,433
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HOME FORWARD
COMBINING SCHEDULE OF REVENUES, EXPENSES AND CHANGES IN NET POSITION - AFFORDABLE HOUSING
Year ended March 31, 2015

Grace Peck
Terrace
OPERATING REVENUES:
Dwelling rental
Non-dwelling rental
HUD operating subsidies
HUD grants
State, local and other grants
Other

$
$

Multnomah
Manor

224,872
19,836
683,363
178,879
1,106,950

OPERATING EXPENSES:
Housing assistance payments
Administration
Tenant services
Utilities
Maintenance
Depreciation
General
Impairment loss

OPERATING INCOME (LOSS)
NONOPERATING REVENUES (EXPENSES):
Investment income
Interest expense
Investment in partnership valuation charge
Amortization
Loss on disposal of assets

$
$

3,328
93,742
56,383
132,379
65,576
7,487
358,895

376,171

47,379
146
(78,440)
(14,801)
(93,095)

-

INCREASE (DECREASE) IN NET POSITION

247,195
398
148,304
10,377
406,274

1,697
375,676
89,573
158,863
81,482
23,488
730,779

663
663

CAPITAL CONTRIBUTIONS:
Other nonoperating contributions

Plaza
Townhomes
$
$

180,877
510,462
8,998
700,337

$
$

$
$

173,466
267
707,131
179,101
1,059,965

Helen
Swindells
$
$

Dawson
Park

487,393
133,440
29,080
38,199
688,112

$
$

Pearl
Court

603,070
12,142
615,212

$
$

1,617,071
21,115
46,981
1,685,167

401,889
110,231
144,721
87,992
30,487
775,320

2,552
376,293
74,278
181,471
74,365
19,970
728,929

240,637
6,455
100,285
154,544
112,396
28,254
642,571

110,257
55,254
90,296
138,517
7,303
401,627

318,771
162,619
251,680
388,986
23,573
1,145,629

(3,610)

173,988

331,036

45,541

213,585

539,538

50,654
(6,856)
(43,261)
537

346
346

725
(12,043)
(11,318)

168
(67,091)
(25,508)
(92,431)

834
(68,250)
(67,416)

22,377
(229,969)
(207,592)

-

(45,716)

Unthank
Plaza

187,949
59,002
520,390
181,967
949,308

5,328
248,764
85,725
223,740
132,339
8,051
703,947

-

376,834

Rosenbaum
Plaza

(3,073)

-

220,000

174,334

539,718

-

(46,890)

-

-

146,169

331,946

NET POSITION-Beginning of year

$

5,935,736

$

904,206

$

1,611,896

$

2,654,962

$

3,980,163

$

(482,896)

$

(702,571)

$

1,236,727

NET POSITION-End of year

$

6,312,570

$

858,490

$

1,608,823

$

2,829,296

$

4,519,881

$

(529,786)

$

(556,402)

$

1,568,673
(continued)
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HOME FORWARD
COMBINING SCHEDULE OF REVENUES, EXPENSES AND CHANGES IN NET POSITION - AFFORDABLE HOUSING
Year ended March 31, 2015

Fenwick
Avenue
OPERATING REVENUES:
Dwelling rental
Non-dwelling rental
HUD operating subsidies
HUD grants
State, local and other grants
Other

$
$

OPERATING EXPENSES:
Housing assistance payments
Administration
Tenant services
Utilities
Maintenance
Depreciation
General
Impairment loss

OPERATING INCOME (LOSS)
NONOPERATING REVENUES (EXPENSES):
Investment income
Interest expense
Investment in partnership valuation charge
Amortization
Loss on disposal of assets
CAPITAL CONTRIBUTIONS:
Other nonoperating contributions

Ainsworth
Court

250,088
8,661
258,749

$
$

735,778
13,798
749,576

$
$

2,946,725
26,810
192,507
88,299
3,254,341

$

1,531,372
36,100
120,317
56,404
1,744,193

$

Willow
Tree
$
$

Ash
Creek

162,575
70,727
233,302

$
$

313,416
1,400,493
1,713,909

Schiller
Way
$
$

Peter
Paulson

188,611
44,487
1,601
234,699

$
$

546,827
24,790
571,617

39,038
50,201
43,022
73,323
10,130
215,714

188,252
69,590
106,619
171,541
7,350
543,352

15,547
306,846
313,453
687,449
441,923
165,647
1,930,865

3,093
279,312
150,811
359,575
329,233
66,348
1,188,372

41,046
25,055
32,156
131,908
3,095
233,260

225,875
52,964
34,108
114,989
2,641
430,577

42,637
42,159
61,023
56,099
4,151
206,069

224,031
99,341
146,107
116,799
18,784
605,062

43,035

206,224

1,323,476

555,821

42

1,283,332

28,630

(33,445)

128
(53,349)
(53,221)

9,271
(144,061)
(134,790)

25
(28,302)
(28,277)

312
(82,035)
(81,723)

-

INCREASE (DECREASE) IN NET POSITION

Rockwood
Station

Fairviews

(10,186)

1,745
(417,534)
(415,789)

306
(170,643)
(1,044,947)
(1,215,284)

156
(28,382)
(28,226)

96
(80,632)
(80,536)

-

351,696

2,890,031

(3,253)

227,716

-

71,434

1,259,383

2,230,568

(31,437)

1,430,512

353

-

(115,168)

NET POSITION-Beginning of year

$

(243,841)

$

21,155

$

93,556

$

2,186,504

$

1,154,218

$

(1,577,624)

$

(108,868)

$

(643,949)

NET POSITION-End of year

$

(254,027)

$

92,589

$

1,352,939

$

4,417,072

$

1,122,781

$

(147,112)

$

(108,515)

$

(759,117)
(continued)
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HOME FORWARD
COMBINING SCHEDULE OF REVENUES, EXPENSES AND CHANGES IN NET POSITION - AFFORDABLE HOUSING
Year ended March 31, 2015

Kelly
Place
OPERATING REVENUES:
Dwelling rental
Non-dwelling rental
HUD operating subsidies
HUD grants
State, local and other grants
Other

$
$

OPERATING EXPENSES:
Housing assistance payments
Administration
Tenant services
Utilities
Maintenance
Depreciation
General
Impairment loss

Trouton
Commercial

185,708
5,973
191,681

$
$

32,548
25,025
48,840
76,315
8,961
191,689

OPERATING INCOME (LOSS)
NONOPERATING REVENUES (EXPENSES):
Investment income
Interest expense
Investment in partnership valuation charge
Amortization
Loss on disposal of assets
CAPITAL CONTRIBUTIONS:
Other nonoperating contributions

13,000
82,987
95,987

$
$

Rockwood
Landing

1,375,227
2,370
60,088
1,437,685

9,863
44,935
34,376
1,138
725
91,037

224,083
139,618
335,658
399,811
33,021
1,132,191

(8)

4,950

105
(19,831)
(19,726)

-

-

INCREASE (DECREASE) IN NET POSITION

Yards at
Union Station

(19,734)

$

262,058
667
23,242
18,353
304,320

$

Gretchen
Kafoury
$
$

991,144
8,489
35,510
1,035,143

$
$

996,001
40,140
33,252
1,069,393

65,434
48,936
77,387
134,889
11,894
338,540

281,526
250
102,364
183,782
310,197
22,544
900,663

322,570
11,148
118,011
181,102
361,090
26,387
1,020,308

305,494

(34,220)

134,480

49,085

22,749
(249,136)
(6,818)
(233,205)

48
(17,440)
(151,040)
(168,432)

2,226
(265,690)
(263,464)

1,879
(182,992)
(506,322)
(687,435)

-

-

4,950

72,289

30,171

-

(172,481)

$
$

(128,984)

473,263

$

(99,745)

$

(99,572)

$

1,457,293

$

(2,207,700)

$

NET POSITION-End of year

$

453,529

$

(94,795)

$

(27,283)

$

1,284,812

$

(2,336,684)

$

(638,350)

$

Total

-

$

(156,830)
(156,830)

14,207,423
572,163
3,095,621
102,972
282,562
2,915,911
21,176,652

(156,830)
(156,830)

31,545
6,497,579
824,798
2,016,811
3,669,278
3,800,908
546,271
17,387,190

$

(1,801,062)

-

$

-

3,789,462

-

115,088
(2,190,633)
(506,322)
(1,298,418)
(3,880,285)

(236,762)

-

3,479,599

(2,037,695)

-

3,388,776

129
129

(638,350)

$

166,042
213,147
102,972
230,240
515,161
1,227,562

Eliminations

2,205,319
806,945
380
15,980
3,028,624

-

NET POSITION-Beginning of year

Home Forward Board of Commissioners
September 2015

Affordable
Housing
Management

Hamilton
West

$

(8,135,238)

$

(43,207)

$

7,364,468

$

(10,172,933)

$

(43,207)

$

10,753,244
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HOME FORWARD
COMBINING SCHEDULE OF NET POSITION - SPECIAL NEEDS HOUSING
As of March 31, 2015

Interstate
Crossing

Carriage
Hill

Project Open
Door

Other
Special Needs

Total

ASSETS
CURRENT ASSETS:
Cash and cash equivalents
Tenant security deposit-Restricted Cash
Cash and cash equivalents-restricted
Accounts receivable, net
Prepaid expenses

$

Debt amortization fund
NONCURRENT ASSETS:
Note Receivable and accrued interest receivable
Capital assets not being depreciated
Capital assets being depreciated, net

TOTAL ASSETS

(210,785)
1,442
45,722
1,027
(162,594)
-

$

90,000
1,123,814
1,213,814

3,091
500
8,424
22
12,037
-

$

75,424
297,579
373,003

55,113
1,750
58,005
472
115,340

$

71,104
448,118
519,222

1,400,832
11,541
1,017,367
11,201
4,381
2,445,322
-

$

3,145,000
1,392,274
16,412,598
20,949,872

1,248,251
15,233
1,129,518
12,722
4,381
2,410,105
-

3,145,000
1,628,802
18,282,109
23,055,911

$

1,051,220

$

385,040

$

634,562

$

23,395,194

$

25,466,016

$

3,912
1,151
3,533
202
1,442
14,124
24,364

$

7,876
88
73
535
500
1,545
10,617

$

1,288
157
1,037
4,119
1,750
15,278
23,629

$

6,827
80,058
3,075
14,119
11,541
60,508
176,128

$

19,903
81,454
7,718
18,975
15,233
91,455
234,738

LIABILITIES AND NET POSITION
CURRENT LIABILITIES:
Accounts payable
Accured interest payable
Other accrued liabilites
Unearned revenue
Deposits, payable from restricted assets
Current portion of notes and bonds payable

NONCURRENT LIABILITIES:
Accrued Interest long-term
Notes payable - long-term

Total liabilities
Net Position

1,376,269
1,376,269

214,676
214,676

199,462
199,462

237,500
7,713,226
7,950,726

237,500
9,503,633
9,741,133

1,400,633

225,293

223,091

8,126,854

9,975,871

159,747

411,471

15,268,340

15,490,145

(349,413)

TOTAL LIABILITIES AND NET POSITION

$
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1,051,220

$

385,040

$

634,562

$

23,395,194

$

25,466,016
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HOME FORWARD
COMBINING SCHEDULE OF REVENUES, EXPENSES AND CHANGES IN NET POSITION - SPECIAL NEEDS HOUSING
Year ended March 31, 2015

Interstate
Crossing
OPERATING REVENUES:
Dwelling rental
Non-dwelling rental
State, local and other grants
Other

$

OPERATING EXPENSES:
Administration
Management fee
Utilities
Maintenance
Depreciation
General

OPERATING LOSS
NON-OPERATING REVENUE (EXPENSE):
Investment income
Interest expense
Gain on sale of assets

NET LOSS BEFORE CAPITAL CONTRIBUTIONS
CAPITAL CONTRIBUTIONS
Other non-operating contributions
TOTAL CAPITAL CONTRIBUTIONS

Carriage
Hill

103,397
1,484
7,802
112,683

$

22,008
22,008

$

Other
Special Needs

67,230
67,230

18,240
6,293
19,001
32,476
62,112
1,754
139,876

3,560
7,672
7,553
12,389
(175)
30,999

2,378
12,923
16,637
26,366
1,430
59,734

(27,193)

(8,991)

7,496

13
(28,032)
(28,019)

2
(1,080)
(1,078)

(55,212)

(10,069)

-

INCREASE (DECREASE) IN NET POSITION

Project Open
Door

-

(55,212)

(10,069)

$

28,469
642,210
8,567
72,011
751,257

Total

$

164,698
25,086
151,891
949,600
61,017
1,352,292

221,104
642,210
10,051
79,813
953,178

188,876
6,293
64,682
208,557
1,050,467
64,026
1,582,901

(601,035)

(629,723)

27
(3,890)
(3,863)

25,752
(53,409)
(1,261,682)
(1,289,339)

25,794
(86,411)
(1,261,682)
(1,322,299)

3,633

(1,890,374)

(1,952,022)

-

4,414,438
4,414,438

4,414,438
4,414,438

3,633

2,524,064

2,462,416

NET POSITION- Beginning of year

$

(294,201)

$

169,816

$

407,838

$

12,744,276

$

13,027,729

NET POSITION-End of year

$

(349,413)

$

159,747

$

411,471

$

15,268,340

$

15,490,145
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HOME FORWARD
COMBINING SCHEDULE OF NET POSITION HOME FORWARD DEVELOPMENT ENTERPRISES
As of March 31, 2015

Gallagher
Plaza

Hollywood
East

Northwest
Tower

Sellwood
Center

HFDE Admin

Total

ASSETS
CURRENT ASSETS:
Cash and cash equivalents
Tenant security deposit-Restricted Cash
Accounts receivable, net
Prepaid expenses

$

NONCURRENT ASSETS:
Capital assets being depreciated, net

TOTAL ASSETS

121,003
9,043
7,983
1,012
139,041

$

3,137,628
3,137,628

298,970
28,401
12,161
2,872
342,404

$

4,814,601
4,814,601

486,567
20,292
16,152
1,310
524,321

$

3,119,986
3,119,986

258,903
12,999
22,306
665
294,873

$

3,233,808
3,233,808

2,062
2,555
4,617

$

-

1,167,505
70,735
61,157
5,859
1,305,256

14,306,023
14,306,023

$

3,276,669

$

5,157,005

$

3,644,307

$

3,528,681

$

4,617

$

15,611,279

$

1,534,196
4,123
8,936
1,547,255

$

1,093,908
3,506
28,413
1,125,827

$

792,087
2,086
20,115
814,288

$

997,331
497
13,033
1,010,861

$

-

$

4,417,522
10,212.00
70,497.00
4,498,231

LIABILITIES AND NET ASSETS
CURRENT LIABILITIES:
Accounts payable
Unearned revenue
Deposits, payable from restricted assets

Total liabilities

1,547,255

1,125,827

814,288

1,010,861

-

4,498,231

Net Position

1,729,414

4,031,178

2,830,019

2,517,820

4,617

11,113,048

TOTAL LIABILITIES AND NET POSITION

$
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3,276,669

$

5,157,005

$

3,644,307

$

3,528,681

$

4,617

$

15,611,279
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HOME FORWARD
COMBINING SCHEDULE OF REVENUES, EXPENSES AND CHANGES IN NET POSITION HOME FORWARD DEVELOPMENT ENTERPRISES
Year ended March 31, 2015

Gallagher
Plaza
OPERATING REVENUES:
Dwelling rental
Non-dwelling rental
Other

$

OPERATING EXPENSES:
Administration
Management fee
Tenant services
Utilities
Maintenance
Depreciation
General

805,810
15,316
12,443
833,569

Hollywood
East

$

171,349
51,893
52,585
61,147
181,876
64,950
15,631
599,431

2,320,593
68,206
42,275
2,431,074

Northwest
Tower

$

655,709
174,603
129,071
370,807
918,507
224,611
56,258
2,529,566

Sellwood
Center

1,640,618
17,932
31,627
1,690,177

$

888,202
52,931
18,608
959,741

HFDE
Admin

$

Total

-

5,655,223
154,385
104,953
5,914,561
1,368,351
399,268
320,692
870,951
1,825,363
512,707
122,458
5,419,790

356,949
105,617
99,501
308,768
491,664
82,071
29,187
1,473,757

183,362
67,155
39,535
130,229
233,316
141,075
21,039
815,711

982
343
1,325

$

OPERATING LOSS

234,138

(98,492)

216,420

144,030

(1,325)

494,771

NET LOSS BEFORE CAPITAL CONTRIBUTIONS

234,138

(98,492)

-

144,030

(1,325)

494,771

CAPITAL CONTRIBUTIONS
Other non-operating contributions
TOTAL CAPITAL CONTRIBUTIONS

736,088
736,088

453,555
453,555

547,860
547,860

544,456
544,456

INCREASE IN NET POSITION

970,226

355,063

764,280

688,486

NET POSITION-beginning of year

759,188

3,676,115

2,065,739

1,829,334

NET POSITION-end of year

$
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1,729,414

$

4,031,178

$

2,830,019

$

2,517,820

-

$

2,281,959
2,281,959

(1,325)

2,776,730

5,942

8,330,376

4,617

$

11,113,048
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Independent Auditor’s Report Required by Oregon State Regulations
Members of the Board of Commissioners
of Home Forward
Portland, Oregon
We have audited the basic financial statements of the business-type activity (primary government) and the
aggregate discretely presented component units of Home Forward, Oregon, as of and for the year ended
March 31, 2015, and the related notes to the financial statements, which collectively comprise Home
Forward’s basic financial statements, and have issued our report thereon dated September 14, 2015. Our
report includes a reference to other auditors, a scope limitation related to the Beech Street Limited
Partnership, discretely presented component unit of Home Forward which was not audited. Except for
the Beech Street Limited Partnership, we conducted our audit in accordance with auditing standards
generally accepted in the United States of America and the standards applicable to financial audits
contained in Government Auditing Standards issued by the Comptroller General of the United States, and
the Minimum Standards for Audits of Oregon Municipal Corporations. Other auditors audited the
financial statements of the aggregate discretely presented component units, except for the Beech Street
Limited Partnership, as described in our report on Home Forward’s basic financial statements. The
financial statements of the discretely presented component units, except for the Gateway Park Limited
Partnership, were not audited in accordance with Government Auditing Standards. This report does not
include the results of the other auditors’ testing of internal control over financial reporting or compliance
and other matters that are reported on separately by the other auditors of the Gateway Park Limited
Partnership.
Compliance
As part of obtaining reasonable assurance about whether Home Forward’s financial statements are free of
material misstatement, we performed tests of its compliance with certain provisions of laws, regulations,
contracts, and grants, including the provisions of Oregon Revised Statutes (ORS) as specified in Oregon
Administrative Rules 162-10-000 through 162-10-320 of the Minimum Standards for Audits of Oregon
Municipal Corporations, noncompliance with which could have a direct and material effect on the
determination of financial statements amounts. However, providing an opinion on compliance with those
provisions was not an objective of our audit, and accordingly, we do not express such an opinion.
We performed procedures to the extent we considered necessary to address the required comments and
disclosures, which included, but were not limited to the following:







Deposit of public funds with financial institutions (ORS Chapter 295).
Indebtedness limitations, restrictions and repayment.
Insurance and fidelity bonds in force or required by law.
Programs funded from outside sources.
Authorized investment of surplus funds (ORS Chapter 294).
Public contracts and purchasing (ORS Chapters 279A, 279B, 279C).
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In connection with our testing nothing came to our attention that caused us to believe Home Forward was
not in substantial compliance with certain provisions of laws, regulations, contracts, and grants, including
the provisions of ORS as specified in Oregon Administrative Rules 162-10-000 through 162-10-320 of
the Minimum Standards for Audits of Oregon Municipal Corporations.
OAR 162-10-0230 Internal Control
In planning and performing our audit of the financial statements, we considered Home Forward’s internal
control over financial reporting (internal control) to determine the audit procedures that are appropriate in
the circumstances for the purpose of expressing our opinions on the financial statements, but not for the
purpose of expressing an opinion on the effectiveness of Home Forward’s internal control. Accordingly,
we do not express an opinion on the effectiveness of Home Forward’s internal control.
A deficiency in internal control exists when the design or operation of a control does not allow
management or employees, in the normal course of performing their assigned functions, to prevent, or
detect and correct, misstatements on a timely basis. A material weakness is a deficiency, or a combination
of deficiencies, in internal control, such that there is a reasonable possibility that a material misstatement
of the entity’s financial statements will not be prevented, or detected and corrected on a timely basis. A
significant deficiency is a deficiency, or a combination of deficiencies, in internal control that is less
severe than a material weakness, yet important enough to merit attention by those charged with
governance.
Our consideration of internal control was for the limited purpose described in the first paragraph of this
section and was not designed to identify all deficiencies in internal control that might be material
weaknesses or, significant deficiencies. Given these limitations, during our audit we did not identify any
deficiencies in internal control that we consider to be material weaknesses. However, material weaknesses
may exist that have not been identified.
This report is intended solely for the information and use of the Board of Commissioners, management of
Home Forward, and the Oregon Secretary of State and is not intended to be and should not be used by
anyone other than these specified parties.

_________________________________
Linda Hurley, Partner
for Macias Gini & O’Connell LLP
Walnut Creek, California
September 14, 2015
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Independent Auditor’s Report on Internal Control Over Financial Reporting and on
Compliance and Other Matters Based on an Audit of Financial Statements
Performed in Accordance with Government Auditing Standards
Members of the Board of Commissioners of
Home Forward
Portland, Oregon
We have audited, in accordance with the auditing standards generally accepted in the United States of
America and the standards applicable to financial audits contained in Government Auditing Standards
issued by the Comptroller General of the United States, the financial statements of the business-type
activity and the aggregate discretely presented component units of Home Forward, Oregon, as of and for
the year ended March 31, 2015, and the related notes to the financial statements, which collectively
comprise Home Forward’s basic financial statements, and have issued our report thereon dated
September 14, 2015.
Our report includes a reference to other auditors and a scope limitation related to the Beech Street Limited
Partnership, discretely presented component unit of Home Forward which was not audited. The financial
statements of the discretely presented component units, except for the Gateway Park Limited Partnership,
were not audited in accordance with Government Auditing Standards. This report does not include the
results of the other auditors’ testing of internal control over financial reporting or compliance and other
matters that are reported on separately by the other auditors of the Gateway Park Limited Partnership.
Internal Control Over Financial Reporting
In planning and performing our audit of the financial statements, we considered Home Forward’s internal
control over financial reporting (internal control) to determine the audit procedures that are appropriate in
the circumstances for the purpose of expressing our opinions on the financial statements, but not for the
purpose of expressing an opinion on the effectiveness of Home Forward’s internal control. Accordingly,
we do not express an opinion on the effectiveness of Home Forward’s internal control.
A deficiency in internal control exists when the design or operation of a control does not allow
management or employees, in the normal course of performing their assigned functions, to prevent, or
detect and correct, misstatements on a timely basis. A material weakness is a deficiency, or a combination
of deficiencies, in internal control, such that there is a reasonable possibility that a material misstatement
of the entity’s financial statements will not be prevented, or detected and corrected on a timely basis. A
significant deficiency is a deficiency, or a combination of deficiencies, in internal control that is less
severe than a material weakness, yet important enough to merit attention by those charged with
governance.
Our consideration of internal control was for the limited purpose described in the first paragraph of this
section and was not designed to identify all deficiencies in internal control that might be material
weaknesses or, significant deficiencies. Given these limitations, during our audit we did not identify any
deficiencies in internal control that we consider to be material weaknesses. However, material weaknesses
may exist that have not been identified.
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Compliance and Other Matters
As part of obtaining reasonable assurance about whether Home Forward’s financial statements are free
from material misstatement, we performed tests of its compliance with certain provisions of laws,
regulations, contracts, and grant agreements, noncompliance with which could have a direct and material
effect on the determination of financial statement amounts. However, providing an opinion on compliance
with those provisions was not an objective of our audit, and accordingly, we do not express such an
opinion. The results of our tests disclosed no instances of noncompliance or other matters that are
required to be reported under Government Auditing Standards.
Purpose of this Report
The purpose of this report is solely to describe the scope of our testing of internal control and compliance
and the results of that testing, and not to provide an opinion on the effectiveness of the entity’s internal
control or on compliance. This report is an integral part of an audit performed in accordance with
Government Auditing Standards in considering the entity’s internal control and compliance. Accordingly,
this communication is not suitable for any other purpose.

Walnut Creek, California
September 14, 2015
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Independent Auditor’s Report on Compliance for Each Major Program;
Report on Internal Control Over Compliance and Report on Schedule of Expenditures of Federal
Awards Required by OMB Circular A-133

Members of the Board of Commissioners of
Home Forward
Portland, Oregon
Report on Compliance for Each Major Federal Program
We have audited Home Forward compliance with the types of compliance requirements described in the
OMB Compliance Supplement that could have a direct and material effect on each of Home Forward’s
major federal programs for the year ended March 31, 2015. Home Forward’s major federal programs are
identified in the summary of auditor’s results section of the accompanying schedule of findings and
questioned costs.
Management’s Responsibility
Management is responsible for compliance with the requirements of laws, regulations, contracts, and
grants applicable to its federal programs.
Auditor’s Responsibility
Our responsibility is to express an opinion on compliance for each of Home Forward’s major federal
programs based on our audit of the types of compliance requirements referred to above. We conducted
our audit of compliance in accordance with auditing standards generally accepted in the United States of
America; the standards applicable to financial audits contained in Government Auditing Standards, issued
by the Comptroller General of the United States; and OMB Circular A-133, Audits of States, Local
Governments, and Non-Profit Organizations. Those standards and OMB Circular A-133 require that we
plan and perform the audit to obtain reasonable assurance about whether noncompliance with the types of
compliance requirements referred to above that could have a direct and material effect on a major federal
program occurred. An audit includes examining, on a test basis, evidence about Home Forward’s
compliance with those requirements and performing such other procedures as we considered necessary in
the circumstances.
We believe that our audit provides a reasonable basis for our opinion on compliance for each major
federal program. However, our audit does not provide a legal determination of Home Forward’s
compliance.
Opinion on Each Major Federal Program
In our opinion, Home Forward complied, in all material respects, with the types of compliance
requirements referred to above that could have a direct and material effect on each of its major federal
programs for the year ended March 31, 2015.
Report on Internal Control Over Compliance
Management of Home Forward is responsible for establishing and maintaining effective internal control
over compliance with the types of compliance requirements referred to above. In planning and performing
our audit of compliance, we considered Home Forward’s internal control over compliance with the types
of requirements that could have a direct and material effect on each major federal program to determine
the auditing procedures that are appropriate in the circumstances for the purpose of expressing an opinion
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on compliance for each major federal program and to test and report on internal control over compliance
in accordance with OMB Circular A-133, but not for the purpose of expressing an opinion on the
effectiveness of internal control over compliance. Accordingly, we do not express an opinion on the
effectiveness of Home Forward’s internal control over compliance.
A deficiency in internal control over compliance exists when the design or operation of a control over
compliance does not allow management or employees, in the normal course of performing their assigned
functions, to prevent, or detect and correct, noncompliance with a type of compliance requirement of a
federal program on a timely basis. A material weakness in internal control over compliance is a
deficiency, or combination of deficiencies, in internal control over compliance, such that there is a
reasonable possibility that material noncompliance with a type of compliance requirement of a federal
program will not be prevented, or detected and corrected, on a timely basis. A significant deficiency in
internal control over compliance is a deficiency, or a combination of deficiencies, in internal control over
compliance with a type of compliance requirement of a federal program that is less severe than a material
weakness in internal control over compliance, yet important enough to merit attention by those charged
with governance.
Our consideration of internal control over compliance was for the limited purpose described in the first
paragraph of this section and was not designed to identify all deficiencies in internal control over
compliance that might be material weaknesses or significant deficiencies. We did not identify any
deficiencies in internal control over compliance that we consider to be material weaknesses. However,
material weaknesses may exist that have not been identified.
The purpose of this report on internal control over compliance is solely to describe the scope of our
testing of internal control over compliance and the results of that testing based on the requirements of
OMB Circular A-133. Accordingly, this report is not suitable for any other purpose.
Report on Schedule of Expenditures of Federal Awards Required by OMB Circular A-133
We have audited the financial statements of the business-type activity and the aggregate discretely
presented component units of Home Forward, as of and for the year ended March 31, 2015, and the
related notes to the financial statements, which collectively comprise Home Forward’s basic financial
statements. We issued our report thereon dated September 14, 2015, which contained a qualified opinion
on those financial statements of discretely presented component units because Beech Street Limited
Partnership, discretely presented component unit of Home Forward, was not audited. Our report also
includes a reference to other auditors. Our audit was conducted for the purpose of forming opinions on
the financial statements as a whole. The accompanying schedule of expenditures of federal awards is
presented for purposes of additional analysis as required by OMB Circular A-133 and is not a required
part of the financial statements. Such information is the responsibility of management and was derived
from and relates directly to the underlying accounting and other records used to prepare the financial
statements. The information has been subjected to the auditing procedures applied in the audit of the
financial statements and certain additional procedures, including comparing and reconciling such
information directly to the underlying accounting and other records used to prepare the financial
statements or to the financial statements themselves, and other additional procedures in accordance with
auditing standards generally accepted in the United States of America. In our opinion, the schedule of
expenditures of federal awards is fairly stated in all material respects in relation to the financial statements
as a whole.

Walnut Creek, California
September 14, 2015

Home Forward Board of Commissioners
September 2015

134

4

FORWARD
Draft for Board ofHOME
Commissioners
- 9/15/15
Schedule of Expenditures of Federal Awards
Year Ended March 31, 2015

Grantor/Pass-Through Grantor/Program Title
U.S. Department of Housing and Urban Development:
Direct:
Congregate Housing Services Program
Section 8 Project-Based Cluster:
Section 8 Moderate Rehabilitation Single Room Occupancy
Lower Income Housing Assistance Program - Section 8 Moderate Rehabilitation
Subtotal Section 8 Project-Based Cluster
Continuum of Care Program
Demolition and Revitalization of Severely Distressed Public Housing
Resident Opportunity and Supportive Services - Service Coordinators
Housing Voucher Cluster:
Section 8 Housing Choice Vouchers
Family Unification Program (FUP)
Subtotal Housing Voucher Cluster
Public Housing Family Self-Sufficiency under Resident Opportunity and Supportive Services
Moving to Work Demonstration Program
Family Self-Sufficiency Program

Grantor
Identifying
Number

Federal
CFDA
Number

DU100G0018280

14.170

n/a
n/a

14.249
14.856

1,808,902
1,300,947
3,109,849

n/a
OR16URD0021110
n/a

14.267
14.866
14.870

4,116,855
2,790,702
229,662

n/a
n/a

14.871
14.880

5,183,964
826,589
6,010,553

n/a
n/a
n/a

14.877
14.881
14.896

219,743
80,270,499
95,566

Expenditures

$

Subtotal Direct Programs
Pass-Through from City of Portland
Community Development Block Grant/Entitlement Grants
Emergency Solutions Grant Program
Home Investment Partnerships Program

97,260,708

Not Available
Not Available
Not Available

14.218
14.231
14.239

21,661
172,768
363,509

Subtotal Pass-Through Programs

557,938

Total U.S. Department of Housing and Urban Development
U.S. Department of Labor:
Pass-Through from Worksystems, Inc.
Workforce Innovation Fund

97,818,646

12-60602

17.283

258,676

Total U.S. Department of Labor
U.S. Department of Transportation
Direct
Federal Transit - Formula Grant

258,676

n/a

20.507

33,210

Total U.S. Department of Transportation
U.S. Department of Health and Human Services:
Pass-Through from Multnomah County
Temporary Assistance for Needy Families
Block Grants for Prevention and Treatment of Substance Abuse

33,210

Not Available
Not Available

93.558
93.959

130,741
185,585

Total U.S. Department of Health and Human Services
U.S. Department of Homeland Security:
Direct:
Emergency Food and National Board Program Cluster:
Emergency Food and Shelter National Board Program

417,279

316,326

ID #708000-011

97.024

220,185

Total U.S. Department of Homeland Security
TOTAL EXPENDITURES OF FEDERAL AWARDS

See accompanying notes to the schedule of expenditures of federal awards.
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HOME FORWARD
Notes to the Schedule of Expenditures of Federal Awards
Year Ended March 31, 2015
NOTE 1 – GENERAL
The Schedule of Expenditures of Federal Awards (Schedule) presents the activities of all federal award
programs of Home Forward. Home Forward’s reporting entity is defined in Note 1 of Home Forward’s
basic financial statements. Federal awards received directly from federal agencies, as well as federal
awards passed through from other governmental agencies, are included on the Schedule. Expenditures
funded by the American Recovery and Reinvestment Act of 2009 are denoted by the prefix “ARRA” in
the federal or pass-through grantor title. The information in this Schedule is presented in accordance with
the requirements of the Office of Management and Budget (OMB) Circular A-133, Audits of States, Local
Governments, and Non-Profit Organizations. Because the Schedule presents only a selected portion of the
operations of Home Forward, it is not intended to and does not present the financial position, changes in
net position or cash flows of Home Forward.
NOTE 2 – BASIS OF ACCOUNTING
Expenditures reported on the Schedule are reported on the accrual basis of accounting and include
capitalized expenditures. Such expenditures are recognized following the cost principles contained in
OMB Circular A-87, Cost Principles for State, Local and Indian Tribal Governments, wherein certain
types of expenditures are not allowable or are limited as to reimbursement.
NOTE 3 – RELATIONSHIP TO FEDERAL FINANCIAL REPORTS
Amounts reported in the Schedule agree to or can be reconciled with the amounts reported in the related
federal financial reports.
NOTE 4 – RELATIONSHIP TO BASIC FINANCIAL STATEMENTS
Federal expenditures agree to or can be reconciled with the amounts reported in the Home Forward’s
basic financial statements.
NOTE 5 – LOANS OUTSTANDING
Home Forward participates in federal award programs that sponsor revolving loan programs, which are
administrated by Home Forward and the City of Portland. The programs maintain servicing and trust
arrangements with Home Forward to collect loan repayments. The funds are returned to the programs
upon repayment of the principal and interest. The federal government has imposed certain significant
continuing compliance requirements with respect to the loans rendered under the Home Investment
Partnerships (HOME) Program (CFDA number 14.239). The City of Portland is responsible to
administrate the continuing compliance requirements. During the year ended March 31, 2015, Home
Forward did not incur any expenditure related to new loans under the HOME program. As of
March 31, 2015, the total amount of HOME loans outstanding subject to continuing compliance
requirements was $865,392.

Home Forward Board of Commissioners
September 2015

137

7

Draft for Board of Commissioners - 9/15/15
HOME FORWARD
Schedule of Findings and Questioned Costs
Year Ended March 31, 2015
Section I – Summary of Auditor’s Results
Financial Statements
Type of auditor’s report issued:

We issued an unmodified opinion for the
business-type activity and a qualified opinion
for the aggregate discretely presented
component units.

Internal control over financial reporting:
 Material weakness(es) identified?

No

 Significant deficienc(ies) identified?

None reported

Noncompliance material to financial statements noted?

No

Federal Awards
Internal control over major programs:
 Material weakness(es) identified?

No

 Significant deficienc(ies) identified?

None reported

Type of auditor’s report issued on compliance for major
programs:

We issued an unmodified opinion.

Any audit findings disclosed that are required to be
reported in accordance with section 510(a) of OMB
Circular A-133?
Identification of major programs:

No

Program Title

CFDA Number:

Housing Voucher Cluster

14.871 and 14.880

Moving to Work Demonstration Program

14.881

Dollar threshold used to distinguish between type A and
type B programs:

$2,978,809

Auditee qualified as a low-risk auditee?

No

Section II - Financial Statement Finding
None reported.
Section III - Federal Award Findings and Questioned Costs
None reported.
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HOME FORWARD
Summary Schedule of Prior Audit Finding
Year Ended March 31, 2015
Prior Year Federal Audit Findings – Major Federal Award Programs
Reference Number:

2014-001 – Special Tests and Provisions
(Housing Quality Standards)
Control Deficiency in Internal Control over Compliance
Incident of Noncompliance
Continuum of Care Program, CFDA Number 14.267

Condition:

During the testing of 40 out of 596 individual participants, we noted that
annual housing quality inspections of 2 units were not performed timely.
The department identified the errors and performed the required
inspections subsequent to the due date of the annual inspections.

Recommendation:

We recommend Home Forward improve the procedures and controls
related to Housing Quality Standards inspections.

Current Status:

Corrective action plan has been implemented.

Reference Number:

2014-002 – Reporting
Control Deficiency in Internal Control over Compliance
Continuum of Care Program and Section 8 Project Based Cluster
CFDA Numbers 14.267, 14.249 and 14.856

Condition:

The Assistant Director at the Rent Assistance Department prepared and
submitted the APR reports. There were no secondary reviews or other
mitigating controls procedure in place to ensure accuracy and
completeness of the reports before submission.

Recommendation:

We encourage Home Forward to cross-train the Rent Assistance
Department staff in the reporting function and maintain proper levels of
review to ensure the reports submitted are accurate.

Current Status:

Corrective action plan has been implemented.
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HOME FORWARD
PORTLAND, OREGON
Report to the Board of Commissioners
For the Year Ended March 31, 2015
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Members of the Board of Commissioners
of Home Forward
Portland, Oregon
We have audited the financial statements of the business-type activities and the aggregate discretely
presented component units of Home Forward, Oregon for the year ended March 31, 2015. Professional
standards require that we provide you with information about our responsibilities under generally
accepted auditing standards, Government Auditing Standards and OMB Circular A-133, as well as certain
information related to the planned scope and timing of our audit. We have communicated such
information in our letter to you dated May 26, 2015. Professional standards also require that we
communicate to you the following information related to our audit.
Significant Audit Findings
Qualitative Aspects of Accounting Practices
Management is responsible for the selection and use of appropriate accounting policies. The significant
accounting policies used by Home Forward are described in Note 1 to the financial statements. As
described in Note 1 to the financial statements, effective April 1, 2013, Home Forward adopted the
provisions of Governmental Accounting Standards Board (GASB) Statement No. 69, Government
Combinations and Disposals of Government Operations and Statement No. 70, Accounting and Financial
Reporting for Nonexchange Financial Guarantees.
We noted no transactions entered into by Home Forward during the year for which there is a lack of
authoritative guidance or consensus. All significant transactions have been recognized in the financial
statements in the proper period.
Accounting estimates are an integral part of the financial statements prepared by management and are
based on management’s knowledge and experience about past and current events and assumptions about
future events. Certain accounting estimates are particularly sensitive because of their significance to the
financial statements and because of the possibility that future events affecting them may differ
significantly from those expected.
The most sensitive estimates affecting the Home Forward’s financial statements were:


Estimated allowances for losses on receivables;



Depreciation estimates for capital assets, including depreciation methods and useful lives
assigned to depreciable properties;



Accrual of compensated absences; and



Pension and other postemployment benefit plans’ employer and employee disclosure and
contribution requirements.

Management’s judgments and estimates were based on the following:


Estimated allowances for losses on receivables were based on historical experience and
management’s estimate regarding the likelihood for collectability;



Useful lives for depreciable property were determined by management based on the nature of the
capital assets;



Accrual and disclosures of compensated absences were based on accrued eligible hours of
vacation at current pay rates for eligible employees; and
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Pension and other postemployment benefit plans’ employer and employee contribution
requirements were based on actuarially determined contribution rates.

We evaluated the key factors and assumptions used to develop these accounting estimates in determining
that they are reasonable in relation to the financial statements taken as a whole.
Certain financial statement disclosures are particularly sensitive because of their significance to financial
statement users. The most sensitive disclosures affecting the financial statements were the disclosures
related to the acquisition of equity interest in tax credit partnerships and pension and other
postemployment benefits. The disclosures about the equity interest acquisitions are described in Note 2
and the disclosures about pension and other postemployment benefits are described in Note 15 to the
financial statements and are based on actuarial valuations. The financial statement disclosures are neutral,
consistent, and clear.
Difficulties Encountered in Performing the Audit
We encountered no significant difficulties in dealing with management in performing and completing our
audit.
Corrected and Uncorrected Misstatements
Professional standards require us to accumulate all known and likely misstatements identified during the
audit, other than those that are clearly trivial, and communicate them to the appropriate level of
management. Management has corrected all such misstatements. In addition, none of the misstatements
detected as a result of audit procedures and corrected by management were material, either individually or
in the aggregate, to each opinion unit’s financial statements taken as a whole.
Disagreements with Management
For purposes of this letter, a disagreement with management is a financial accounting, reporting, or
auditing matter, whether or not resolved to our satisfaction, that could be significant to the financial
statements or the auditor’s report. We are pleased to report that no such disagreements arose during the
course of our audit.
Management Representations
We have requested certain representations from management that are included in the management
representation letter dated September 14, 2015.
Management Consultations with Other Independent Accountants
In some cases, management may decide to consult with other accountants about auditing and accounting
matters, similar to obtaining a “second opinion” on certain situations. If a consultation involves
application of an accounting principle to Home Forward’s financial statements or a determination of the
type of auditor’s opinion that may be expressed on those statements, our professional standards require
the consulting accountant to check with us to determine that the consultant has all the relevant facts. To
our knowledge, there were no such consultations with other accountants.
Other Audit Findings or Issues
We generally discuss a variety of matters, including the application of accounting principles and auditing
standards, with management each year prior to retention as the governmental unit’s auditors. However,
these discussions occurred in the normal course of our professional relationship and our responses were
not a condition to our retention.
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Other Matters
We applied certain limited procedures to the management’s discussion and analysis and schedules of
funding progress, which are required supplementary information (RSI) that supplements the basic
financial statements. Our procedures consisted of inquiries of management regarding the methods of
preparing the information and comparing the information for consistency with management’s responses to
our inquiries, the basic financial statements, and other knowledge we obtained during our audit of the
basic financial statements. We did not audit the RSI and do not express an opinion or provide any
assurance on the RSI.
We were engaged to report on the other supplementary information, which accompany the financial
statements but are not RSI. With respect to these other supplementary information, we made certain
inquiries of management and evaluated the form, content, and methods of preparing the information to
determine that the information complies with accounting principles generally accepted in the United
States of America, the method of preparing it has not changed from the prior period, and the information
is appropriate and complete in relation to our audit of the financial statements. We compared and
reconciled the supplementary information to the underlying accounting records used to prepare the
financial statements or to the financial statements themselves.
Restriction on Use
This information is intended solely for the use of the Members of Board of Commissioners and
management of Home Forward and is not intended to be, and should not be, used by anyone other than
these specified parties.

Walnut Creek, California
September 14, 2015
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MEMORANDUM

To:

Board of Commissioners
Date:

From:

Jill Smith, Chief Operating Officer
Subject:

Dena Ford Avery, Director of
Housing Choice Vouchers

September 15, 2015
Process / Requirements for
Consideration of an award of
Project Based Vouchers

This memo is for informational purposes only; no formal action is being requested of the
Board.
ISSUE
With the support of our Board of Commissioners last year, Home Forward made the
decision to reserve up to 500 Section 8 vouchers to be project based in the coming three
to five years. These vouchers will be removed from the existing tenant based Section 8
pool and will be attached to units with 15-year renewable Housing Assistance Payment
contracts. This decision was made in large part due to the lack of affordable housing in
good neighborhoods and the continuing decrease of housing choice for low income
people with Section 8 vouchers.
The rental market continues to be tight in Multnomah County with a vacancy rate ranging
between 1% and 3% depending on the neighborhood. Rents are rising rapidly and the
need for affordable units is great. We intend to issue 250 reservations for project based
vouchers in FY 2016, another 190 in FY 2017 and the final 60 in FY 2018 in hopes that we
will see new deeply affordable units on line within two years of the first reservation dates.
HUD REQUIREMENTS
HUD regulations strictly govern the process for project basing Section 8 vouchers. One
specific requirement is that a competitive process takes place to ensure fair and equal
access to the subsidy. Home Forward has the option to hold our own competitive
process, to work jointly with partners in a process.
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Alternatively, the award of vouchers can be based upon the proposed development having
successfully competed in another local funding process as described in the regulations
below.
24 CFR 983.51
Selection of a proposal for housing assisted under a federal, state, or local
government housing assistance, community development, or supportive services
program that requires competitive selection of proposals (e.g., HOME, and units for
which competitively awarded LIHTCs have been provided), where the proposal has
been selected in accordance with such program's competitive selection
requirements within three years of the PBV proposal selection date, and the earlier
competitive selection proposal did not involve any consideration that the project
would receive PBV assistance.
At the conclusion of a competitive process the successful applicant(s) will receive a
reservation of project based vouchers (PBV) for the development. As you know, Home
Forward provided a reservation of ten project based vouchers to Cascadia’s Garlington
development after they successfully competed for State funding to develop housing to
serve mentally ill. Recently, Home Forward included project based vouchers in two RFP’s
issued via the Portland Housing Bureau for the developments planned on Parcel 3 (70
vouchers) and NW Raleigh (18 vouchers). Home Forward intends to issue an RFP
independent of our jurisdictional partners including up to 100 vouchers this fall. We
continue to coordinate our efforts with our jurisdictional partners and hope to achieve our
goal of issuing 250 reservations for project based vouchers by the end of this fiscal year.
COMMITMENT PATHS
The process of committing to reservations of project based vouchers provides Home
Forward with the ability to add preferences and priorities to affordable housing
developments seeking our voucher subsidy. High priorities for Home Forward include the
neighborhood the vouchers will be located within, our ability to leverage the vouchers to
create additional affordable housing units beyond those created by the vouchers, and the
creation of deeply affordable family-sized units. These three commitment paths will be
prioritized in the RFP process.
NEIGHBORHOOD
Site selection is an important factor as we make decisions about where the project based
vouchers will be located. The ideal neighborhood will be outside high poverty areas, (high
poverty is defined as 20% or more of the households in the area earn an income equal to
or less than the poverty level.) Additionally, overall community investment into the
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neighborhood will be considered in hopes that the surrounding community will provide
ample opportunity for the residents.
LEVERAGE
Home Forward desires for the investment of project based vouchers to result in the
development of deeply affordable housing units above those made affordable via the
vouchers. Developments requesting project based vouchers will be asked to provide
additional deeply affordable units above and beyond those made possible by the voucher
award.
FAMILY UNITS
As of August 2015, 62% of the tenant based Section 8 vouchers serve seniors and people
with disabilities. The current project based voucher program serves 77% senior and
disabled and 23% family households. Staff is recommending that larger units meant to
serve families are the target for the majority of the new project based vouchers. The
importance of raising young children in neighborhoods near good schools with systems of
support has been shown to be a strong indicator of success. In the current rental market
accessing good neighborhoods within strong school systems is a recommended priority
for our growing project based voucher resource.
PRIORITY POPULATIONS
Identified preferences and priorities for unit size and populations have been identified
based upon community need. Staff is recommending we prioritize 300 project based
vouchers for families with children, 100 project based vouchers for seniors and people with
disabilities, 50 prioritized for domestic violence survivors and 50 prioritized for re-entry or
family reunification. Additionally, points will be awarded to applications that include a
partnership with an identified culturally specific agency for the provision of referrals and
services.
VETERANS AFFAIRS SUPPORTIVE HOUSING (VASH)
We continue to prioritize housing all homeless veterans in our community by 2016. Project
basing VASH vouchers will help achieve that goal by providing high barrier veterans a
housing option not often available in today’s rental market. We have issued reservations
for ten project based VASH vouchers to the Garlington Cascadia project and ten at the
Parcel 3 site. We intend to continue to incent landlords to include project based VASH in
their developments and are taking steps to add them to our own properties as well.
VASH vouchers are not included in the 500 commitment.
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APPLICANT SCREENING CRITERIA AND SERVICES
A critical component of project based vouchers is to ensure vulnerable populations have
access to units. Owners who receive a reservation of project based vouchers must agree
to reduce the screening criteria to a level that ensures access for the targeted population.
The VASH voucher comes with wraparound services and supports, as well as the rent
assistance dollars to help those who gain access due to the subsidy and reduced
screening criteria to remain stably housed and to be successful. All of the identified priority
populations will likely require reduced screening criteria to ensure access to the housing
units as well as services to ensure ongoing stability and success.
ATTACHMENTS
Preference and Priority Graphic
Sample Reduced Screening Criteria
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Project Based VASH
Proposed Screening Criteria
Supportive Housing Screening Criteria‐ Applicants qualify for and come with a commitment of intensive services
Denials – Denials have the option for a hearing/reasonable accommodation
Convictions for
 Felonies involving murder, manslaughter, arson, rape, kidnapping, sex crimes, robbery, assault
A, assault B, firearms, and manufacturing or delivery of a controlled substance – no timeline;
 Robbery;
 Non‐violent, non‐property related felonies and misdemeanors not included below in the
allowed section that have occurred more than one time in the last three years;
 Other crimes that have occurred more than one time in the last three years, including, second
degree burglary, assault C and assault D, misdemeanors not listed below.
And
 Damages to an apartment, less than three years ago, that exceed $1500.00 BUT if unable to
verify difference between rent owed and damages, then total amount owed to landlord that
exceeds $2500.00;
 Amounts owed to a past landlord, who is also the prospective landlord.
Community resources can be used to address past debt.
Notes: Applicants can ask for a reasonable accommodation‐ applicant will be denied in any public
housing unit if a registered sex offender or if manufactured meth in a publicly assisted unit.

Denials but allowed without a hearing if provider sends a letter explaining mitigating circumstances
If there has been an arrest five times or more over the last two years:
 Disorderly conduct;
 Prostitution;
 Possession of illegal substances.

Allowed – no hearing/extra process required









Misdemeanors connected to theft of less than $750 in value, forgery, criminal trespass, alcohol
use, public indecency, littering;
Crimes connected to disorderly conduct, prostitution, and possession of illegal substances that
have happened fewer than five times in the last two years;
Crimes connected to driving, tobacco, wildlife, animals;
Possession of illegal substances;
Zero income;
Bad rental history;
Bad credit;
Non‐payment of rent (agencies should reach out to former landlords to determine if amounts
owed are for non‐payment of rent or for other charges, e.g., damages. See note above under
Denials for when rent amounts are owed to a past landlord who is also the prospective landlord.
Community resources can be used to address past debt.)
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500 ProjectBased
Vouchers
Commitment Paths
Priority Populations
2015

Distribution Methods:
Jurisdictional Partner

100

Home Forward RFP
100

Other

50
250 Vouchers
2016

2017

70
60

70
50
190 Vouchers
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MEMORANDUM

To:

From:

Contract Review Board

Date:

Mike Andrews, Director,
Development and Community
Revitalization
503.802.8507

Subject:

September 15, 2015
Authorize Adoption of Findings For
a Design/Build Contractor for
Renovation at Gladstone Square &
Multnomah Manor Apartments
Resolution 15-09-04

The Contract Review Board is requested to consider and adopt findings based on
Hearings Officer Berit Stevenson’s report (attached) on a proposed exemption from
competitive bidding for the selection of a design/build contractor for the renovations
planned at Gladstone Square and Multnomah Manor Apartments. Board action is
necessary to conform to state statutes and Home Forward’s Contracting Rules which
require that Home Forward develop draft exemption findings, hold a public hearing to take
testimony on the findings, and adopt findings exempting a contract from competitive
bidding.
ISSUE
Beginning in April 2015, Home Forward staff began analyzing the capital needs and the
funding possibilities of Gladstone Square Apartments. This property, located near I-205 in
Southeast Portland, includes forty-eight 2 and 3 bedroom units and is occupied primarily
with families. Initial planning work indicates that the entire building enclosure, roof, siding,
doors and windows, is failing and needs replacement. More recently, staff has reviewed
the needs of Multnomah Manor, a near by property with fifty three similar family-size units.
Multnomah Manor was built in 1965, and is in need of significant interior repair and
renovation work. A more thorough investigative effort is needed to clearly define the actual
requirements of each building. It is anticipated that the work at the two properties will
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occur simultaneously in order to complete the repairs and renovation to these critical
properties as soon as possible.
Home Forward proposes an alternative contracting process for Gladstone Square and
Multnomah Manor project described as the design/build method, which is a competitive
proposal process rather than the more typical competitive bidding process known as
design/bid/build. The design/build method features a single source of contracting for both
design and construction services. Most often, this team is led by the general contractor
who partners with an architect as a subcontractor. In order to utilize this contracting
method, Home Forward’s Contract Review Board Rules require that Home Forward
provide 14 days public notice in at least one trade newspaper of general circulation of a
public hearing at which a Hearings Officer will receive testimony on draft findings that
Home Forward prepares in support of the use of this process. The findings must
specifically tie the requested exemption to financial considerations, public benefits, value
engineering, specialized expertise required, public safety, market conditions, technical
complexity, and funding sources.
Notice of an August 28, 2015, public hearing to receive testimony on the Findings in
support of an exemption was published in the Daily Journal of Commerce on August 14,
2015. A copy of that notice and the requisite draft findings are attached.
Under the design/build contracting method, a design/build contractor is hired at the
beginning of the project to develop a design and provide other pre-construction services
such as project planning and coordination, scheduling and budget estimating. The
design/builder provides these design and management services, as well as management
of the construction, for a fee. In addition, the design/builder provides a guaranteed
maximum price (GMP) for the design and construction phases of the project. Full
performance and payment bonds are required of the design/builder. Utilization of the
design/build process will allow Home Forward to select the most qualified Contractor for
both design and construction services by evaluating the past work and experience of the
contractor on renovation work of occupied buildings in addition to cost and thereby
facilitate completion of this project in the most timely and cost effective manner and with
the least disruption to residents. The sole source of responsibility for both design and
construction activities will limit claims.
A design/build contractor will be selected through a competitive RFP process that is open
to all interested, qualified proposers. Selection criteria will include relevant experience with
design and renovation work at similar occupied buildings, contractor fee, personnel
2
Home Forward Board of Commissioners
September 2015

151

committed to the project, commitment to Home Forward’s goals for participation by target
business enterprises and Workforce Hiring and Training programs and cost and schedule
controls and other factors.
ATTACHMENTS
Findings – Contract Exemption
Hearings Officer’s Report
Affidavit of the Notice of Public Hearing
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RESOLUTION 15-09-04
RESOLUTION 15-09-04 ADOPTS THE FINDINGS, GRANTS AN EXEMPTION FROM
COMPETITIVE BIDDING AND DIRECTS THE USE OF THE DESIGN/BUILD
ALTERNATIVE CONTRACTING METHOD FOR USE ON THE GLADTONE SQUARE
AND MULTNOMAH MANOR APARTMENTS RENOVATION PROJECT
WHEREAS, Home Forward staff have reviewed the capital needs and financing
possibilities of two Home Forward properties, Gladstone Square and Multnomah Manor
and have determined that approximately $6,000,000 of renovation work is needed in order
to maintain the usefulness of the properties,
WHEREAS, draft findings were prepared detailing the advantages of utilizing the
design/build contracting method for this project, including that the method is unlikely to
encourage favoritism and will likely result in cost savings and other public benefits,
WHEREAS, a public hearing was held on August 28, 2015 to accept public comment
related to the draft findings. No public comment was received at this hearing.
WHEREAS, the Board has considered information related to financial implications, public
benefits, value engineering, specialized expertise required, public safety, marketing
conditions, technical complexity, and funding sources, as described in the report; and
WHEREAS, after considering the report; the Board finds that it is unlikely that an
exemption from competitive bidding will encourage favoritism or substantially diminish
competition in awarding the Home Forward contract and
WHEREAS, the awarding of a contract pursuant to the exemption will result in substantial
cost savings and other public benefits to Home Forward;
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NOW, THEREFORE, BE IT RESOLVED, that the Contract Review Board of Home
Forward hereby adopts the Findings and grants an exemption from competitive bidding
and directs the use of the Design/Build alternative contracting method for use on the
Gladstone Square and Multnomah Manor Renovation Project.
ADOPTED: SEPTEMBER 15, 2015
Attest:

Home Forward:

_____________________________
Jill C. Smith, For Secretary

______________________________
David M. Widmark, Chair
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Findings – Contract Exemption
Gladstone Square and Multnomah Manor Apartment Renovations
FINDINGS IN SUPPORT OF USE OF REQUEST FOR PROPOSALS AND
ALTERNATE CONTRACTING METHOD
A.

Alternative Contracting Exemption under Oregon Statute

Oregon law requires all public improvement projects to be procured by competitive low
bid, unless the State or the local contract review board for agencies other than the State
grants an exemption authorizing use of an alternative contracting method that will take
account of market realities and modern practices consistent with the public policy of
encouraging competition. 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 likely result in substantial cost
savings and other substantial benefits to the public agency.
For public improvement projects, ORS 279C.330 and 279C.335 provide that the agency
findings must consider the type, cost and amount of the contract and other applicable
factors.

B.

Background Information

Home Forward owns two properties located near each other near the Powellhurst
neighbor in southeast Portland. The properties are Gladstone Square and Multnomah
Manor Apartments. These properties are fully occupied primarily with families with
school-aged children. Recent assessments of the properties have indicated need for
renovation work. At Gladstone, the siding and window systems are failing. A building
envelope consultant found that there was significant water penetration and resulting
moisture damage at the property. The proposed renovation plans include new siding,
windows exterior doors, roof and repairs to concrete balconies at Gladstone. Both
properties are in need of security cameras. Also, both have experienced hard use by the
family residents and many interior elements are at the end of their useful life. Initially
plans for renovation include upgrades to the kitchens and bathrooms (new counters,
cabinets, flooring plumbing fixtures, appliances, new ventilation). The final scope of
work will need to be finalized during a six-month pre-construction planning and design
phase. During this phase, the selected design build team will conduct final assessments,
including destructive inspections, and value engineering exercises to arrive at a final
scope and budget. Once this pre-construction phase is complete and a Guaranteed
Maximum Price (GMP) is established, the construction phase will commence at the
properties simultaneously. It is anticipated that the construction phase will cover 12
months. Initial estimate for the cost of renovation at the properties is $6,000,000.
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The Design/Build method of project delivery has been identified by Home Forward staff
as the optimal process for the renovation work at the properties. This determination is
based on several factors. The project involves two different properties that encompass
101 units in 13 buildings. Residents at these properties are primarily families with
school-aged children, a population that adds risk and complexity to construction
activities. The scope of work envisioned for this renovation involves significant contact
and a complex relocation effort with the residents. The finance plan for this project
involves three major sources: State of Oregon 4% tax credits, energy funds, and owner
equity. The application for tax credits requires a thorough review of the project’s major
design and construction contractors and a solid reputation of successful projects Lastly,
the nature of renovation work, which is marked by unforeseen conditions throughout the
design and construction process, is best accomplished with a team approach (designer,
contractor and owner). A robust pre-construction planning effort by this team should
deliver the best outcome for these two properties.
C.

Critical Factors

FINDINGS MADE PURSUANT TO ORS 279C.330 and 279C.335
1.

Unlikely to encourage favoritism or substantially diminish competition
The steps taken to ensure maximum competition and fair opportunity for this
project will include advertisement in the Daily Journal of Commerce, Home
Forward’s Internet web page, and State of Oregon website (ORPIN). Further
steps include multiple direct outreach to qualified design/build contractors,
scheduling a pre-proposal conference with site visits to each property, and
appointment of an unbiased evaluation committee that will evaluate the proposals
based on evaluation criteria established in the RFP. Given the current active
construction market, Home Forward will need to make concerted efforts to
achieve an adequate level of interest and competition for this project.
Additionally, during the subcontractor bidding phase of the project, outreach to
the minority, women-owned, and emerging small business community, and
Section 3 businesses will be conducted to inform this audience of bidding
opportunities. This outreach involves direct solicitation to certified firms and
notice to all appropriate regional business organizations. Home Forward will
require a good faith effort in the outreach of sub-contracting opportunities to
Section 3, minority, women-owned and emerging small businesses. Home
Forward has a 20% MWESB business participation and a 10% Section 3 business
aspirational goals.
Competition Summary:
By marketing this opportunity and attempting to notify all likely potential
respondents, Home Forward will implement a process that does not encourage
2
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favoritism in the awarding of this public contract nor substantially diminish
competition. A design/build procurement will also allow Home Forward to
identify a prime contractor prior to award of construction subcontracts so that
Home Forward is able to work with the contractor to maximize opportunities for
participation by all potential subcontractors, including section 3, minority and
women-owned businesses. Participation by target subcontractors (minority and
women-owned, Section 3, and small local businesses) will be increased.

2.

Cost savings and other substantial benefits
a.

Operational, budget and financial data

The project budget was prepared by staff and is based on initial cost estimates of
$6,000,000 and will become fixed, including limited contingencies. The budget
will likely include a variety of public sources including State of Oregon tax
credits and Home Forward equity. Home Forward must minimize the risk of
design changes, construction delays and claims in order to control the project
budget. Utilizing a design/build contractor, which provides a single source of
liability for both design and construction activities is a proven approach for
containing costs by establishing a single source for both design and construction
services. This approach provides the construction contractor’s input simultaneous
with design and will facilitate development of a construction plan that minimizes
costs and impacts related to delayed construction schedule, bidding and materials
procurement. Also, the contractor can provide real-time market pricing that will
assist in design decisions. Lastly, a project such as this were the scope of work is
uncertain will benefit from the partnership of the designer and the contractor and
result in a better and more complete scope of work, resulting in a better and cost
effective final product.
Finding: A design/build contract will involve the construction contractor during
the design phase. This will allow Home Forward to better control costs because of
timely real market pricing, constructability guidance and input from the contractor
that will build the project. Low bid does not provide this opportunity. For this
contract, design/build is the best choice.
b.

Public benefits

The construction work plan requires considerable flexibility on a daily basis to
accomplish the desired results. A realistic, cost effective construction approach
that addresses the critical needs is necessary. This project involves several
aspects that will require the utmost flexibility to ensure overall project success.
The nature of repairs and renovation work typical lead to discovery of unforeseen
conditions requiring a flexible approach. Home Forward, working with the local
jurisdictions, neighbors, residents and the building’s managers, must develop a
plan before the start of construction that will allow the contractor to meet
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schedule requirements and minimize disruptions and risks to residents and the
surrounding neighborhoods. Safety of the many children living at these two
properties will be a priority and detailed safety plans will be developed and
monitored throughout the construction phase. Contractor input during design
facilitates the development of realistic construction options in terms of schedule,
cost, and safety considerations and ultimately deliver 101 units of improved and
much needed housing units to the community.
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, Section 3 and local businesses and allows collaboration with
pre-apprenticeship programs to grow workforce opportunities.
Finding: An alternative to a cost-only competitive procurement allows Home
Forward to identify a contractor who can work with the public and maximize
public benefits for this complex (two sites, occupied with large population of
children). A design/build contract allows the contractor to participate in the design
process thereby resulting in the development of a safe and effective construction
sequence that minimizes disruptions and achieves the schedule. Their valuable
advice during design will result in better repairs and renovation to the building. A
shortened construction term will result in benefits to residents and nearby
businesses. Home Forward will realize cost savings in construction interest and
general condition costs, and from limiting its exposure to construction escalation
costs. Home Forward will be able to evaluate the safety record of potential
contractors during the evaluation process, ensuring that resident safety is a
priority for the project. The public interests of maximizing participation of
minority, women-owned and emerging small businesses and local businesses will
be enhanced by use of the design/build alternative process.
c.

Value Engineering

Construction contractor input during the early design phase will facilitate the
value engineering process. Options can be considered while the design is being
finalized and with minimal issuance of change orders during construction. Finally,
since the contractor is directly involved in VE evaluations, unrealistic or
impractical options can be dismissed quickly when appropriate.
Finding: Construction contractor input during design will provide the optimal
value engineering process. The design/build procurement method allows the
construction contractor to work with the design team to incorporate valueengineering ideas in the most timely and realistic manner.
d.

Specialized expertise required
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Design/builder expertise in working with similar projects in size, scale, and
complexity of the proposed repairs and renovation, and experience in
coordinating activities with needs and concerns of occupied environments of the
two properties, and in maintaining robust flexibility in daily planning are all
required by this renovation project. The successful design/build contractor will be
adept at working with the Owner to ensure that add-back lists are established and
utilized effectively so that the goal of spending 100% of the construction funds to
realize appropriate basis in the buildings to ensure successful tax credit delivery is
achieved.
Finding: A design/build procurement allows Home Forward to identify a
contractor with the special expertise required. Low bid does not ensure that the
needed special expertise will be procured. Further, a design/build contract is the
best method to incorporate the flexibility needed to quickly respond to changing
plans and conditions which are present in occupied repair and renovation projects.
This flexibility includes working cooperatively on an add-back list to ensure full
basis in each building is available for the tax credits.
e.

Public safety

This contract requires the utmost attention to public safety as the risks associated
with construction activities increase when the work site remains occupied.
Additionally, residents of these buildings include many school-aged children and
teens who pose higher safety risks. Construction generated staging, delivery, and
parking activity will need to be considered in a comprehensive construction safety
and mitigation plan. Daily thoughtfulness related to safety of the resident families
is crucial.
Finding: The contractor’s safety performance on similar projects is very
important and should be evaluated as part of the procurement. A competitive
design/build procurement affords Home Forward the best opportunity to do this.
f.

Market conditions

Market conditions appear to be in a fast-paced, active and demanding construction
phase. All general and subcontractors are extremely busy with work. It is
expected that this active phase will result in increases in material and labor
pricing. This type of market can lead to higher than anticipated bid pricing.
Finding: A competitive design/build procurement is the best method for Home
Forward to manage construction bid risks. The contractor can provide real time
market pricing during design to inform material selection and buy-out strategies,
and to identify subcontractor trades experiencing price increases. Additionally,
through a design/build contract, the design/build contractor can define scope for
subcontract bid packages to attract smaller contractors, thereby promoting
competition and focusing on subcontractor strengths.
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Use of a design/bid/build approach in a tight or rising cost construction market
increases the risk bids will exceed budget. When bids exceed budget it causes
delay and budget problems as staff works to find a solution to make the project
viable. Any delay translates into additional cost due to increasing construction
material costs and other delay-associated costs.
g.

Technical complexity

The work of this contract is complex in its investigatory phase to arrive at final
scope, schedule duration, coordination requirements, multiple occupied sites, and
the necessity for a highly effective construction safety and mitigation plan. The
contractor will be required to perform work on a daily basis in accord with a
schedule that meets contract deadlines that are acceptable to all the affected
parties, including residents.
Finding: 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 the project. 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, community, resident and governmental
coordination, and the ability to absorb and work through work plan adjustments
due to unforeseen conditions and resident needs.
h.

Funding sources and partners

The project’s design phase will determine the final building scopes and the
resulting budget, however, the initial construction budget is $6,000,000. This
budget will become fixed and will include a limited project contingency available
for changes, unforeseen conditions and other project costs. Construction of the
project will likely be funded with equity provided through sale of Low Income
Housing Tax Credits.
Finding: The funding sources will primarily consist of public funds and, once
established, the project budget and sources will become fixed. A design/build
contract is a better method than low bid for Home Forward to achieve the
necessary cost control required. Selection of a well-established, experienced
design/build contractor would assist in attracting Tax Credit equity partners and
the participation of lenders. The quality of the selected Contractor and their
proven ability to meet schedule requirements will help attract better pricing for
private financing. The level of reporting and segregation of costs needed to
support Tax Credit financed projects is substantial. Experience at these tasks will
support the over-all success of the project.
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i.
Home Forward capacity
Home Forward has a highly experienced staff within the development and
contracting departments to take on the procurement, including preparing
solicitation and contracting documents, contract negotiation and contract
management/administration tasks associated with a design/build method. This
team has experience with several recent construction manager/general contractor
projects, including the $36,100,000 Stephens Creek Crossing project completed in
fall of 2013. Currently, this team is working on the $50,000,000 85 Stories
project – a design/build project involving 4 separate occupied properties with over
500 units. In addition to the Home Forward staff, consultants and legal counsel
are available to support the Gladstone Square and Multnomah Manor Renovations
project if needed.

Finding: Home Forward is well-equipped with both staff and consultants and
legal counsel to manage the highly complex nature of the proposed design/build
project.

Cost Savings and other Benefits Summary:
Home Forward’s experience is that low bid contracting for work of this nature is
likely to result in numerous change orders and increased costs through claims.
Construction delays can occur when the design requires “re-working” after a
contractor is identified and when the maximum amount of benefits from value
engineering is not realized. A competitive request for proposals procurement
resulting in a design/build contract will allow Home Forward to select a
contractor based upon performance, as well as price competition. It allows
selection of a contractor whose proven experience matches the nature of the
required work, both the design and the construction phases. A design/build
contract is more easily structured to accommodate variable and changed
conditions without costly, distracting, and disruptive change orders and claims.
By involving the Contractor during design, Home Forward has the capacity to
obtain real time market pricing information. This pricing will facilitate more
accurate assessment of design options and maximize opportunities for value
engineering, resulting in cost savings that cannot be achieved by the traditional
low bid process. The single source of responsibility for both design and
construction activities will reduce claims and thus reduce costs. Finally, the
involvement of the design/build contractor will allow phasing of the bidding and
construction. This will significantly mitigate schedule impacts with a resulting
cost savings in material/labor inflation and construction general conditions.
The design/build method also will delivery other benefits such as improved safety
program and outcome, increased participation by target businesses and
facilitation of the project’s planned tax credit funding. Lastly, Home Forward
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staff has extensive experience with alternative contracting methods, including
design/build.

Conclusion: Preferred Contracting Method – Design/Build
A request for proposals competitive procurement for a design/build contractor is the
preferred option for the Gladstone Square and Multnomah Manor Renovation Project. A
competitive procurement will ensure that the selected contractor has the experience,
expertise, and past performance to position itself for success in this effort. Having the
design/builder contractor collaborate in the design effort will yield the most cost-effective
and practical choices in design options while still allowing Home Forward to retain
control of the design and costs. Perhaps most importantly, a design/build contract will
provide the flexibility to maintain minimal disruption to the residents and meet contract
time frames. Lastly, this competitive process will include practices that ensure that
meaningful competition occurs and that favoritism is not an element of the selection. All
these factors will assist Home Forward in achieving a fair and equitable selection of a
contractor that will deliver both good design and successful repairs and renovation to the
two properties with minimal public impacts at the least total construction costs and within
the most beneficial schedule.
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MEMORANDUM

To:

From:

Board of Commissioners
Mike Andrews, Director,
Development and Community
Revitalization
503.802.8507
April Berg, Assistant Director,
Development and Community
Revitalization
503.802.8326

Date:

Subject:

September 15, 2015
Authorize Amendments to the
Guaranteed Maximum Price of the
Design-Build Contracts for 85
Stories, Group1: Gallagher Plaza
and Northwest Tower & Annex
Resolution 15-09-05

The Board of Commissioners is requested to authorize amendments to the
guaranteed maximum price (GMP) of the design-build (DB) contracts with Walsh
Construction for 85 Stories, Group 1: Gallagher Plaza contract amendment and Northwest
Tower & Annex contract amendment. The amendments will incorporate additional scopes
of work at each property.
This activity supports Goal 2 of Home Forward’s Strategic Operations Plan: We will
increase the number of housing units for our community through preservation,
development and acquisition.
Home Forward’s plan to change the subsidy of its public housing units was developed to
allow Home Forward to maintain control of the properties, leverage outside investment to
address capital improvements, and access a more stable operating subsidy. The plan will
allow Home Forward to serve the same populations with a minimal change in resident
relationships and improved access to resident services. The 85 Stories project is the part
of the subsidy change plan that is focused on Home Forward’s high-rise properties.
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Board actions and important milestones relative to the 85 Stories project include:















January 2013 – The Board approved the exemption from requirements for
competitive bidding for 85 Stories, Group 2.
February 2013 – HUD approved disposition of Sellwood Center, Gallagher Plaza,
Hollywood East, and Northwest Tower & Annex.
April 2013 – Home Forward was awarded 649 Tenant Protection Vouchers.
September 2013 – Subsidy conversion was completed on the four buildings. To
pursue awards of 4% LIHTC, the four buildings were divided into two groups:
Group 1, Gallagher Plaza and Northwest Tower & Annex, and Group 2, Sellwood
Center and Hollywood East.
December 2013 – The Board awarded design-build contracts to Walsh Construction
Company and authorized the preliminary programming services for 85 Stories,
Group 1.
December 2014 – The Board authorized the purchase of long lead materials in
order to ensure a construction start of February 2015. Further, the Home Forward
project team and the Walsh Construction design-build team met to finalize a
prioritized add-back list to maximize opportunities and allow for unforeseen
exposures to ensure the project has the necessary scope and funding to complete
the project.
January 2015 – Home Forward approved a resolution to amend the GMP of the
design-build contracts for Group 1 up to $23,433,688 which includes cost of
construction, an allowance for additional items (add-back), demolition allowance,
and an owner’s contingency of 10%.
May 2015 – Home Forward approved a resolution to amend the GMP of the
design-build contracts for Group 1 for $1,250,906 for additional needed items
(add-back) utilizing the contingency savings within the approved development
budget.
July 2015 – Home Forward approved resolutions to amend the GMP of the designbuild contracts for Group 1 for $1,438,461 for elevator modernization and priority
add back items utilizing contingency savings within the approved development
budget.

The current, reconciled 85 Stories budget reflects a contingency and soft cost savings of
$1,249,541. The improvements of $1,249,541 will include additional scope at both
buildings for: mechanical and electrical work relative to elevator upgrades, the replacement
of carpet with VCT tile in residential units and new emergency exit and way-finding
signage. In addition, at Gallagher Plaza only, the improvements will include: a new
2
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hydraulic cylinder for one of the elevators, ceiling fans in the living room and bedroom
areas, new interconnected smoke detectors and LED light fixtures in the units and new
smoke detectors in the hallways and common areas. At Northwest Tower only, the
additional improvements will include: new HVAC equipment for the community room and
offices and improvements to the covered play area. The requested amount is in the
current development budget and derived from the contingency and soft cost savings
currently realized in the project. These amounts must be expended in order to achieve the
projected eligible basis for our tax credit investor. In order to achieve the goal of improving
the properties and spending all contingency and soft cost savings by the end of the
construction period, the contractor needs to begin ordering materials and securing
subcontractors now. Approving and completing the additional scope of work while the
contractor is currently in the units is also advantageous to the residents and the contractor
by enhancing work efficiencies and reducing the number of re-entries into the units.
Construction is already occurring in all these areas so it is beneficial to add these
improvements now while they are cost effective to complete and have the least impact on
the residents. These additional work scopes will further enhance the livability of the
properties for residents, save energy, and reduce long-term operating expenses.
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RESOLUTION 15-09-05
RESOLUTION 15-09-05 AUTHORIZES THE EXECUTIVE DIRECTOR OR HIS
DELEGATE TO EXECUTE AMENDMENTS TO THE GUARANTEED MAXIMUM PRICE
DESIGN-BUILD CONTRACTS FOR 85 STORIES, GROUP 1, GALLAGHER PLAZA AND
NORTHWEST TOWER & ANNEX , UP TO THE AMOUNT OF $1,249,541
WHEREAS, Home Forward, a housing authority and a public body corporate and politic of
the State of Oregon, seeks to encourage the provision of long term housing for low-income
persons residing in Multnomah County, Oregon; and
WHEREAS, ORS 456.065 defines “housing project” to include, among other things, “any
work or undertaking . . . [t]o provide decent, safe and sanitary urban or rural housing for
persons or families of lower income”; and
WHEREAS, Gallagher Plaza is a residential rental facility located at 2140 NW Kearney
Street in Portland, Oregon consisting of 85 dwelling units and the Northwest Tower &
Annex is a multifamily residential rental facility located at 3335 NW 19th Avenue in Portland,
Oregon consisting of 174 dwelling units (together, the “Project”); and
WHEREAS, in January 2013, Home Forward’s Contract Review Board approved the
exemption from competitive bidding requirements and staff initiated a design-build
contractor selection process to select a contractor for 85 Stories, Group 1; and
WHEREAS, in December 2013, the Home Forward Board of Commissioners authorized a
contract with Walsh Construction Company as the design-build contractor; and
WHEREAS, in January 2015, the Home Forward Board of Commissioners authorized the
construction services guaranteed maximum price amendment and other project
allowances for Group 1 in the amount of $23,433, 688; and
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WHEREAS, in May 2015, the Home Forward Board of Commissioners authorized the
construction services guaranteed maximum price amendment Group 1 in the amount of
$1,250,906; and
WHEREAS, in July 2015, the Home Forward Board of Commissioners authorized the
resolutions to amend the Guaranteed Maximum Price (GMP) of the design-build contracts
for Group 1 for $1,438,461; and
WHEREAS, Home Forward contracting rules require the Home Forward Board of
Commissioners approval for contracts and contract amendments in excess of $100,000;
NOW, THEREFORE, BE IT RESOLVED, that the Board of Commissioners of Home
Forward hereby authorizes the Executive Director, or his delegate, to execute
amendments to the Guaranteed Maximum Price (GMP) Design-Build Contracts - 85
Stories - Group 1 in the amount not to exceed $1,249,541.
ADOPTED: SEPTEMBER 15, 2015
Attest:

Home Forward:

Jill C. Smith, For Secretary

David M. Widmark, Chair
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MEMORANDUM

To:

From:

Board of Commissioners
Mike Andrews, Director,
Development and Community
Revitalization
503.802.8507
Leslie Crehan, Senior Project
Manager, Development and
Community Revitalization
503.802.8463

Date:

Subject:

September 15, 2015
Authorize Amendments to the
Guaranteed Maximum Price of the
Design-Build Contracts for 85
Stories, Group 2: Hollywood East
and Sellwood Center
Resolution 15-09-06

The Board of Commissioners is requested to authorize amendments to the
guaranteed maximum price (GMP) of the design-build (DB) contracts with Walsh
Construction for 85 Stories, Group 2: Hollywood East and Sellwood Center. The
amendments will incorporate additional scopes of work at each property.
This activity supports Goal 2 of Home Forward’s Strategic Operations Plan: We will
increase the number of housing units for our community through preservation,
development and acquisition.
Home Forward’s plan to change the subsidy of its public housing units was developed to
allow Home Forward to maintain control of the properties, leverage outside investment to
address capital improvements, and access a more stable operating subsidy. The plan will
allow Home Forward to serve the same populations with a minimal change in resident
relationships and improved access to resident services. The 85 Stories project is the part
of the subsidy change plan that is focused on Home Forward’s high-rise properties.
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Board actions and important milestones relative to the 85 Stories project include:















January 2013 – The Board approved the exemption from requirements for
competitive bidding for 85 Stories, Group 2.
February 2013 – HUD approved disposition of Sellwood Center, Gallagher Plaza,
Hollywood East, and Northwest Tower & Annex.
April 2013 – Home Forward was awarded 649 Tenant Protection Vouchers.
September 2013 – Subsidy conversion was completed on the four buildings. To
pursue awards of 4% LIHTC, the four buildings were divided into two groups:
Group 1, Gallagher Plaza and Northwest Tower & Annex, and Group 2, Sellwood
Center and Hollywood East.
December 2013 – The Board awarded design-build contracts to Walsh Construction
Company and authorized the preliminary programming services for 85 Stories,
Group 2.
December 2014 – The Board authorized the purchase of long lead materials in
order to ensure a construction start of February 2015. Further, the Home Forward
project team and the Walsh Construction design-build team met to finalize a
prioritized add-back list to maximize opportunities and allow for unforeseen
exposures to ensure the project has the necessary scope and funding to complete
the project.
January 2015 – Home Forward approved a resolution to amend the GMP of the
design-build contracts for Group 2 up to $24,684,953, which includes cost of
construction, an allowance for additional items (add-back), demolition allowance,
and an owner’s contingency of 10%.
May 2015 – Home Forward approved a resolution to amend the GMP of the
design-build contracts for Group 2 for $3,124,936 for additional needed items
(add-back) utilizing the contingency within the approved development budget.
July 2015 – Home Forward approved resolutions to amend the GMP of the designbuild contracts for Group 2 for $1,996,651 for elevator modernization and priority
add back items utilizing contingency savings within the approved development
budget.

The current, reconciled 85 Stories budget reflects a contingency and soft cost savings of
$1,531,150. The improvements of $1,531,150 will include additional scope at Hollywood
East and Sellwood Center.
At Hollywood East the improvements will include: mechanical and electrical work relative to
elevator upgrades, reprogramming of the property management offices to allow staff to
2
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view the main entry lobby, turning the temporary units back into rental units and updating
the kitchen and closet cabinetry in about 16 of the units, upgrades to some the building
mechanical systems, painting the exterior of the building, replacing asbestos filled doors
and removing asbestos wrapped equipment no longer in use and replacing the wayfinding signage throughout the building. Sellwood Center improvements will include:
mechanical and electrical work relative to elevator upgrades, dedicated GFCI safety outlets
in all the unit bathrooms, new vertical blinds at the unit balcony doors, new cladding on the
exterior elevator tower wall, added soffit insulation, new entry canopies at the front and
rear of the building and additional landscaping improvements including new site lighting.
The requested amount is in the current development budget and derived from the
contingency and soft cost savings currently realized in the project. These amounts must
be expended in order to achieve the projected eligible basis for our tax credit investor. In
order to achieve the goal of improving the properties and spending all contingency and
soft cost savings by the end of the construction period, the contractor needs to begin
ordering materials and securing subcontractors now. Approving and completing the
additional scope of work while the contractor is currently in the units is also advantageous
to the residents and the contractor by enhancing work efficiencies and reducing the
number of re-entries into the units.
Construction is already occurring in all these areas so it is beneficial to add these
improvements now while they are cost effective to complete and have the least impact on
the residents. These additional work scopes will further enhance the livability of the
properties for residents, save energy, and reduce long-term operating expenses.
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RESOLUTION 15-09-06
RESOLUTION 15-09-06 AUTHORIZES THE EXECUTIVE DIRECTOR OR HIS
DELEGATE TO EXECUTE AMENDMENTS TO THE GUARANTEED MAXIMUM PRICE
DESIGN-BUILD CONTRACTS FOR 85 STORIES, GROUP 2, HOLLYWOOD EAST
AND SELLWOOD CENTER, UP TO THE AMOUNT OF $1,531,150
WHEREAS, Home Forward, a housing authority and a public body corporate and politic of
the State of Oregon, seeks to encourage the provision of long term housing for low-income
persons residing in Multnomah County, Oregon; and
WHEREAS, ORS 456.065 defines “housing project” to include, among other things, “any
work or undertaking . . . [t]o provide decent, safe and sanitary urban or rural housing for
persons or families of lower income”; and
WHEREAS, Hollywood East is a multifamily residential rental facility located at 4400 NE
Broadway in Portland, Oregon consisting of 286 dwelling units and Sellwood Center is a
multifamily residential rental facility located at 1724 SE Tenino Street in Portland, Oregon
consisting of 110 dwelling units (together, the “Project”); and
WHEREAS, in January 2013, Home Forward’s Contract Review Board approved the
exemption from competitive bidding requirements and staff initiated a design-build
contractor selection process to select a contractor for 85 Stories, Group 2; and
WHEREAS, in December 2013, the Home Forward Board of Commissioners authorized a
contract with Walsh Construction Company as the design-build contractor; and
WHEREAS, in January 2015, the Home Forward Board of Commissioners authorized the
construction services guaranteed maximum price amendment and other project
allowances for Group 2 in the amount of $24,684,953; and
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WHEREAS, in May 2015, the Home Forward Board of Commissioners authorized the
construction services guaranteed maximum price amendment Group 2 in the amount of
$3,124,936; and
WHEREAS, in July 2015, the Home Forward Board of Commissioners authorized the
resolutions to amend the Guaranteed Maximum Price (GMP) of the design-build contracts
for Group 1 for 1,996,651; and
WHEREAS, Home Forward contracting rules require the Home Forward Board of
Commissioners approval for contracts and contract amendments in excess of $100,000;
NOW, THEREFORE, BE IT RESOLVED, that the Board of Commissioners of Home
Forward hereby authorizes the Executive Director, or his designee, to execute
amendments to the Guaranteed Maximum Price (GMP) Design-Build Contracts - 85
Stories - Group 2 in the amount not to exceed $1,531,150.
ADOPTED: SEPTEMBER 15, 2015
Attest:

Home Forward:

Jill C. Smith, For Secretary

David M. Widmark, Chair
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MEMORANDUM

To:

From:

Board of Commissioners
Mike Andrews, Director,
Development and Community
Revitalization
503.802.8507
Leslie Crehan, Senior Project
Manager
503.802.8463

Date:

Subject:

September 15, 2015
Authorize Home Forward to
purchase Furniture for 85 Stories,
Group1 and Group 2: Gallagher
Plaza, Northwest Tower & Annex,
Hollywood East and Sellwood
Center
Resolution 15-09-07

The Board of Commissioners is requested to authorize the purchase of furniture from
Pacific Office Furnishings under a US Communities Contract, for all four buildings in the 85
Stories Project: Gallagher Plaza, Northwest Tower, Hollywood East and Sellwood Center.
This activity supports Goal 2 of Home Forward’s Strategic Operations Plan: We will
increase the number of housing units for our community through preservation,
development and acquisition.
Home Forward’s plan to change the subsidy of its public housing units was developed to
allow Home Forward to maintain control of the properties, leverage outside investment to
address capital improvements, and access a more stable operating subsidy. The plan will
allow Home Forward to serve the same populations with a minimal change in resident
relationships and improved access to resident services. The 85 Stories project is the part
of the subsidy change plan that is focused on Home Forward’s high-rise properties.
Home Forward currently has a contract with Pacific Office Furnishings under the U. S.
Communities Government Purchasing Alliance that allows us to go to Pacific Office
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Furnishing as a sole source for the purchase of Herman Miller furniture. The community
rooms at all four properties: Gallagher Plaza, Northwest Tower, Hollywood East and
Sellwood Center currently have furniture in the community spaces and offices that is
obsolete, damaged and in most cases not bed bug resistant. Construction is already
occurring in all these areas so it is beneficial to add these improvements now while they
are cost effective to complete and have the least impact on the residents. These
additional work scopes will further enhance the livability of the properties for residents and
reduce long-term operating expenses. The 85 Stories budget savings from contingency
and soft costs will cover the purchase of furniture up to the amount of $350,000.
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RESOLUTION 15-09-07
RESOLUTION 15-09-07 AUTHORIZES THE EXECUTIVE DIRECTOR OR HIS
DELEGATE TO EXECUTE AMENDMENTS TO THE GUARANTEED MAXIMUM PRICE
DESIGN-BUILD CONTRACTS FOR 85 STORIES, GROUP 1, GALLAGHER PLAZA AND
NORTHWEST TOWER & ANNEX , UP TO THE AMOUNT OF $350,000
WHEREAS, Home Forward, a housing authority and a public body corporate and politic of
the State of Oregon, seeks to encourage the provision of long term housing for low-income
persons residing in Multnomah County, Oregon; and
WHEREAS, ORS 456.065 defines “housing project” to include, among other things, “any
work or undertaking . . . [t]o provide decent, safe and sanitary urban or rural housing for
persons or families of lower income”; and
WHEREAS, Gallagher Plaza is a residential rental facility located at 2140 NW Kearney
Street in Portland, Oregon consisting of 85 dwelling units and the Northwest Tower &
Annex is a multifamily residential rental facility located at 3335 NW 19th Avenue in Portland,
Oregon consisting of 174 dwelling units, Hollywood East is a multifamily residential rental
facility located at 4400 NE Broadway in Portland, Oregon consisting of 286 dwelling units
and Sellwood Center is a multifamily residential rental facility located at 1724 SE Tenino
Street in Portland, Oregon consisting of 110 dwelling units (together, the “Project”); and
WHEREAS, Home Forward contracting rules require the Home Forward Board of
Commissioners approval for contracts and contract amendments in excess of $100,000;
NOW, THEREFORE, BE IT RESOLVED, that the Board of Commissioners of Home
Forward hereby authorizes the Executive Director, or his delegate, to execute a purchase
of furniture from Pacific Office Furnishings under the US Communities Government
Purchasing Alliance for - 85 Stories - Group 1 and 2 in the amount not to exceed
$350,000.
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ADOPTED: SEPTEMBER 15, 2015
Attest:

Home Forward:

Jill C. Smith, For Secretary

David M. Widmark, Chair
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STAFF REPORTS
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UNAUDITED

Statement of Revenues, Expenses, and Changes in Net Position
Comparison of Budget and Actual
Home Forward
For the twelve month period ending March 31, 2015

YTD
Actual

YTD
Budget

$ Variance

% Variance

Annual
Budget

Operating Revenues
Dwelling Rental
Non-dwelling Rental

$

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

14,152,138
572,099
14,724,236

$

75,490,097
12,495,874
6,167,094
1,121,070
6,561,432
7,509,055

Total Operating Revenues
$

124,068,858
-

15,003,418
1,377,498
16,380,915

$

75,268,544
12,351,820
6,580,736
4,835,793
6,417,796
7,413,212
$

129,248,816
-

(851,280)
(805,399)
(1,656,679)

-5.7% $
-58.5%
-10.1%

15,003,418
1,377,498
16,380,915

221,553
144,054
(413,642)
(3,714,723)
143,636
95,843

0.3%
1.2%
-6.3%
-76.8%
2.2%
1.3%

75,268,544
12,351,820
6,580,736
4,835,793
6,417,796
7,413,212

(5,179,958)
$

$

-4.0%
$

129,248,816
-

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

2,931,384
71,375,157
6,437,982
6,695,624
21,900
2,018,270
2,124,577
7,612,594
3,753,816
4,715,763
3,858,788
(136,142)
8,767,471
1,256,867
121,434,052
2,634,806
-

Total Operating Expenses
Operating Income (Loss)

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

23,514
1,380,588
260,373
124,979
3,185
101,447
1,175,901
201,903
117,186
1,256,239
242,609
(121,200)
5,114
(216,279)

125,989,610

4,555,558

3,259,206

0.8%
1.9%
3.9%
1.8%
12.7%
4.8%
35.6%
2.6%
3.0%
21.0%
5.9%
47.1%
0.1%
-20.8%

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

3.6%

125,989,610

(624,400)
-

-19.2%
0.0%

3,259,206
-

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

Net Other Income (Expense)
Capital Contributions

HUD Nonoperating Contributions
Other Nonoperating Contributions
Nonoperating Contributions Made
ARRA Nonoperating Contributions
Reserve Funded Capital Contributions

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

$

467,578
(789,925)
(2,934,639)
(2,627,574)

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

197,251
41,595
(789,925)
(2,542,689)
164,398

73.0%
-100.0%
0.0%
648.7%
-5.9%

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

(5,884,560)
-

(2,955,190)
-

(2,929,370)
-

99.1%
0.0%

(2,955,190)
-

6,137,207
648,620
(4,284,645)
2,501,182
-

11,333,600
164,225
11,497,824
-

(5,196,393)
484,395
(4,284,645)
(8,996,643)
-

-45.8%
295.0%
0.0%
0.0%
0.0%
-78.2%
0.0%
0.0%

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

(748,572) $
748572

11,801,841
-

$

(12,550,413)
-

-106.3% $
0.0%

11,801,840
-

PERFORMANCE SUMMARY
•

The twelve months ending March 31, 2015 produced $2.6 million operating income, $624 thousand less favorable than
anticipated in the budget.

•

Total Net Position decreased by $749 thousand, unfavorable to budget by $12.5 million.
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UNAUDITED

Operating Revenue
Home Forward
For the twelve month period ending March 31, 2015

YTD
Actual

YTD
Budget

$ Variance

Annual
Budget

% Variance

Operating Revenues
Dwelling Rental
Non-dwelling Rental

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

Total Operating Revenues

$

14,152,138
572,099

$

15,003,418
1,377,498

$

(851,280)
(805,399)

-5.67%
-58.47%

$

15,003,418
1,377,498

14,724,236

16,380,915

(1,656,679)

-10.11%

16,380,915

75,490,097
12,495,874
6,167,094
1,121,070
6,561,432
7,509,055

75,268,544
12,351,820
6,580,736
4,835,793
6,417,796
7,413,212

221,554
144,054
(413,642)
(3,714,723)
143,636
95,843

0.29%
1.17%
-6.29%
-76.82%
2.24%
1.29%

75,268,544
12,351,820
6,580,736
4,835,793
6,417,796
7,413,212

$ 124,068,858

$ 129,248,816

(5,179,958)

-4.01%

$

$

129,248,816

REVENUE ANALYSIS
•

Total Operating Revenues of $124.1 million were $5.2 million unfavorable to budget for the twelve months ending in
March. Actual activity was lower than anticipated due to the following:

•

Dwelling Rental of $14.2 million was $851 thousand less than budget primarily due to increased utilization of
Section 8 vouchers by tenants in the affordable portfolio ($666 thousand unfavorable to budget), delay in the
conversion of Gladstone Square from the tax credit portfolio to the affordable portfolio ($334 thousand
unfavorable to budget), and reduced revenue at Fairview Oaks ($190 thousand unfavorable to budget) offset
by lower than expected vacancy rates across the affordable portfolio ($280 thousand favorable to budget).

•

Non-dwelling Rental of $572 thousand was $805 thousand less than budget primarily due to a change in
treatment of Land Lease Revenue for the Beech Street project ($825 thousand unfavorable to budget).

•

HUD Grants of $6.2 million were $414 thousand less than budget primarily due to the delay of the Public
Housing Capital Needs Assessment project pending guidance from HUD along with fewer public housing units
needing asbestos abatement than anticipated ($262 thousand unfavorable to budget) and to Stephen's Creek
Crossing activity ($220 thousand unfavorable to budget). These decreases were offset by increased
FSS/GOALS revenue ($133 thousand favorable to budget). The decrease in Public Housing revenue is offset
by a commensurate decrease in expenses.

•

Development Fee Revenue was $3.7 million less than budget primarily due to Stephen's Creek Crossing
developer fee of $2.8 million that was recorded in the prior year and 85 Stories developer fee of $1.3 million
that was recorded in FY 2016.

•

Other Revenue was $96 thousand favorable to budget due to $1.5 million from resolution of the Willow
Tree/Ash Creek siding issue and greater than budgeted fraud/bad debt recovery ($191 thousand favorable to
budget) offset by changes to the Continuum of Care program that eliminated Home Forward role as
intermediary funder ($1.1 million unfavorable to budget) and lower than anticipated Portability Revenue
($549 thousand unfavorable to budget).
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UNAUDITED

Operating Expense
Home Forward
For the twelve month period ending March 31, 2015

YTD
Actual

YTD
Budget

$ Variance

Annual
Budget

% Variance

Operating Expenses
PH Subsidy Transfer
Housing Assistance Payments

$

2,931,384
71,375,157

$

2,954,898
72,755,746

$

23,514
1,380,588

0.80%
1.90%

$

2,954,898
72,755,746

Administrative Personnel Expense
Other Admin Expenses
Fees/overhead charged
Tenant Svcs Personnel Expense
Other Tenant Svcs Expenses

6,437,982
6,695,624
21,900
2,018,270
2,124,577

6,698,354
6,820,603
25,085
2,119,717
3,300,478

260,373
124,979
3,185
101,447
1,175,901

3.89%
1.83%
12.70%
4.79%
35.63%

6,698,354
6,820,603
25,085
2,119,717
3,300,478

Program Personnel Expense
Maintenance Personnel Expense
Other Maintenance Expenses
Utilities

7,612,594
3,753,816
4,715,763
3,858,788

7,814,496
3,871,002
5,972,002
4,101,398

201,903
117,186
1,256,239
242,609

2.58%
3.03%
21.04%
5.92%

7,814,496
3,871,002
5,972,002
4,101,398

Capitalized Labor
Depreciation
General

(136,142)
8,767,471
1,256,867

(257,342)
8,772,585
1,040,588

47.10%
0.06%
-20.78%

(257,342)
8,772,585
1,040,588

Impairment Charge

(121,200)
5,114
(216,279)

-

-

Total Operating Expenses

$ 121,434,052

$ 125,989,610

$

Operating Income (Loss)

$

$

$

2,634,806

3,259,206

-

0.00%

4,555,558

3.62%

$

125,989,610

-19.16%

$

3,259,206

(624,400)

-

EXPENSE ANALYSIS
•

Operating Expenses of $121.4 million were favorable to budget by $4.6 million.

•

Housing Assistance Payments of $71.4 million were $1.4 million favorable to budget primarily due to lower than
budgeted voucher utilization levels (97.0% budgeted vs 93.4% actual) of $1.5 million and higer than expected
utilization of vouchers at Home Forward's Affordable portfolio of $632 thousand offset by $750 thousand from higher
than expected voucher per unit costs ($574 per unit budgeted vs $591 per unit actual).

•

Other Tenant Services Expenses of $2.1 million were $1.2 million favorable to budget primarily due to changes to the
Continuum of Care program that eliminated Home Forward role as intermediary funder ($1.1 million unfavorable to
budget)

•

Other Maintenance Expense of $4.7 million was $1.3 million favorable to budget primarily due to delayed issuance of
Physical Needs Assessment requirements by HUD and Asbestos Abatement savings ($279 thousand favorable to
budget), delayed roof replacement project at Unthank Plaza ($236 thousand favorable to budget), delayed conversion
of Gladstone Square to the Affordable portfolio ($103 thousand favorable to budget) combined with lower than
expected expenses across the Affordable, Public Housing and Special Needs portfolios.

•

Utilities of $3.6 million were $243 thousand favorable to budget primarily due to lower than expected water/sewer bills
($176 thousand favorable to budget) and delay in the conversion of Gladstone Square from the tax credit portfolio to
the affordable portfolio ($86 thousand favorable to budget).

•

General expenses of $1.3 million were $216 thousand unfavorable to budget primarily due to new Streetcar Loop
Assessments for Dahlke Manor ($21 thousand) and Clark Center ($23 thousand), $176 thousand in bad debt expense
primarily related to the housing choice voucher program (offset by $191 thousand in fraud recovery revenue), and
higher than expected insurance expenses ($41 thousand).
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UNAUDITED

Other Income/Expense
Home Forward
For the twelve month period ending March 31, 2015

YTD
Actual

YTD
Budget

$ Variance

Annual
Budget

% Variance

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

$

Interest Expense

Net Other Income (Expense)

467,578 $
(789,925)
(2,934,639)

270,327 $
(41,595)
(391,950)

(2,627,574)

(2,791,972)

$

(5,884,560) $

(2,955,190) $

$

6,137,207
648,620
(4,284,645)
2,501,182 $

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

197,251
41,595
(789,925)
(2,542,689)
164,398

72.97%
-100.00%
0.00%
648.73%

$

270,327
(41,595)
(391,950)

-5.89%

(2,791,972)

(2,929,370)

99.13%

(2,955,190)

(5,196,393)
484,395
(4,284,645)
(8,996,642)

-45.85%
294.96%
0.00%
0.00%
-78.25%

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

Capital Contributions
HUD Nonoperating Contributions
Other Nonoperating Contributions
Nonoperating Contributions Made
Reserve Funded Capital Contributions

Net Capital Contributions

-

Other Equity Changes
INCREASE (DECREASE) IN NET POSITION

$

(748,572) $

$

11,801,841

$

(12,550,413)

0.00%
-106.34%

$

11,801,840

OTHER INCOME/(EXPENSE) ANALYSIS
•

•

Other Income (Expense) reflects net expense of $5.9 million, unfavorable to budget by $2.9 million.
•

Investment Income was $197 thousand favorable to budget due to Notes Receivable interest earned from tax
credit limited partnerships of $83 thousand from Bud Clark Commons, $77 thousand from Humboldt Gardens
and $24 thousand from the Civic.

•

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

•

Loss on Sale of Assets was $2.5 million unfavorable to budget, primarily driven by $1.3 million loss on the
Stephen's Creek Crossing Children's Center capital lease, a $1.0 million loss on siding replacement at
Rockwood Station and $291 thousand loss related to interior renovations in the New Market West building.

Capital Contributions of $2.5 million were $9.0 million less than budget.
•

HUD Nonoperating Contributions of $6.1 million consisted primarily of $2.3 million in funds contributed to HFDE
properties, $2.3 million of HOPE VI funding for Stephens Creek Crossing, and $1.6 million of Capital Fund
funding for repayment of Trouton bonds for $588 thousand, the tuck point & sealing project at Williams Plaza for
$585 thousand, carport and staircase repairs at Tamarack for $95 thousand, entry system replacement at
Dahlke for $48 thousand, sewer repairs at Maple Mallory of $82 thousand, and exterior seal project at Holgate
House for $73 thousand. The primary cause of the budget variance is $4 million from timing issues related to
receipt of budgeted HOPE VI funds and $1.6 million from lower than anticipated contributions to the HFDE
properties.

•

Other Nonoperating Contributions of $649 thousand consisted primarily of $325 thousand in contributions for
Stephens Creek Crossing from Neighborhood House and Multnomah County, $220 thousand contributions for
the Unthank Plaza windows project from Multnomah County and $104 thousand in miscellaneous donations for
the Rockwood Station rehab.

•

Nonoperating Contributions Made of $4.3 million consisted of Home Forward contributions of $2.3 million to the
HFDE properties and transfer $2.0 million of off -site improvements related to Stephens Creek Crossing to the
City of Portland.
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UNAUDITED

Statement of Net Position
Home Forward
As of March 31, 2015 and March 31, 2014

March 31, 2015

March 31, 2014
``

Incr (Decr)

Assets
Current Assets
Cash and Cash Equivalents
Investments
Accounts Receivable, Net
Prepaid Expenses
Current Portion of Notes Receivable-Partnerships

$

19,069,687
7,854,413
1,340,779
671,466
28,936,344

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

Other Asset-Like Accounts
TOTAL ASSETS

$
$

$

21,676,777
4,358,312
891,341
10,582,795
37,509,225

$

(2,607,090)
3,496,101
449,438
(9,911,329)
(8,572,881)

9,290,667
999,592

10,682,024
574,493

(1,391,357)
425,099

1,268,123
74,266
7,477,345
2,324,042
21,434,035

1,182,306
134,200
6,071,698
2,591,961
21,236,682

85,817
(59,934)
1,405,647
(267,919)
197,353

1,598,134
108,818,159
33,411,282

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

(1,657,164)
8,864,025
(1,559,892)

23,382,904
125,170,796
292,381,276

23,449,675
131,239,901
292,870,183

(66,771)
(6,069,105)
(488,907)

1,670,575

1,462,912

344,422,230
-

$
$

353,079,001
-

207,663
$

(8,656,771)

CHANGE IN ASSETS
•

Total Assets of $344.4 million decreased $8.7 million from March 31, 2014.

•

Current Assets decreased $8.1 million to $29.4 million.
• Cash and Cash Equivalents-unrestricted decreased $2.6 million primarily due to a $2.9 million increase
in HUD receivables in rent assistance, advances collected from development projects and operating
cash flow offset by loans, contributions to development projects and reserve funding of strategic
initiatives.
• Accounts Receivable, net increased $3.5 million primarily due to increased HUD receivables and to
$1.3 million in short term loans to the 85 Stories projects.
• Prepaid Expenses increased $425 thousand primarily due to timing issues related to prepaid insurance
($353 thousand increase)
• Current Portion of Notes Receivable - Partnership decreased $9.9 million due to retirement of
construction financing related to Stephens Creek Crossing.

•

Restricted Assets increased $197 thousand to $21.4 million.
• Cash and Cash Equivalents - Restricted decreased $1.4 million primarily due to short term loans to the
85 Stories projects and other development activity.
• Family Self-Sufficiency Funds Increased $425 thousand primarily due to the reclassification of
Humboldt Gardens HOPE VI CSS endowment ($325 thousand increase).
• Funds held in Trust increased $1.4 million primarily due to the transition of Hamilton West from the tax
credit portfolio to the affordable portfolio of $506 thousand and other increases to reserves in the
Affordable portfolio.
• Debt Amortization Funds decreased $268 thousand primarily due to refinancing activity at Ainsworth
Court of $330 thousand and Kafoury Commons of $137 thousand offset by the transition of Hamilton
West to the affordable portfolio of $205 thousand.

•

Noncurrent Assets decreased $489 thousand to $292 million.
• Due from Partnerships decreased $1.7 million primarily due to $1.1 million received from Stephens
Creek Crossing, land lease payment of $340 thousand received from Beech Street and debt
forgiveness resulting from the transition of Hamilton West from the tax credit portfolio to the affordable
portfolio of $187 thousand.
• Notes Receivable increased by $8.9 million primarily due to $5.2 million in HOPE VI loans to Stephens
Creek Crossing, $3.1 million in state leverage loan for the children's center at Stephens Creek
Crossing, and $816 thousand related to acquisition of land for the St Francis Park project.
• Notes Receivable - Partnerships decreased by $1.6 million due to the transition of Hamilton West
bonds of $3.4 million to the affordable portfolio and regularly scheduled bond payments offset by
development activity related to Stephens Creek Crossing of $2.4 million.
• Land, Structures, Equipment, Net decreased $6.1 million primarily due to the acquisition of Hamilton
West of $4.5 million, siding replacement at Rockwood Station of $1.8 million, other Affordable portfolio
capital improvements of $1.3 million and Public Housing capital improvements of $909 thousand offset
by capital lease of Stephen's Creek Crossing Children's Center for $3.1 million and transfer of
Stephen's Creek site improvements of $1.6 million and transfer of Beech Street land of $825 thousand.
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UNAUDITED

Statement of Net Position
Home Forward
As of March 31, 2015 and March 31, 2014

March 31, 2015
Assets
Current Assets
Cash and Cash Equivalents
Investments
Accounts Receivable, Net
Prepaid Expenses
Current Portion of Notes Receivable-Partnerships

$

19,069,687
7,854,413
1,340,779
671,466

Restricted Assets
Cash and Cash Equivalents - Restricted
Family Self-Sufficiency Funds
Tenant Security Deposits
Construction Funds Escrow
Residual Receipts Reserve
Funds held in Trust
Debt Amortization Fund

March 31, 2014
``

$

21,676,777
4,358,312
891,341
10,582,795

Incr (Decr)

$

(2,607,090)
3,496,101
449,438
(9,911,329)

28,936,344

37,509,225

(8,572,881)

9,290,667
999,592

10,682,024
574,493

(1,391,357)
425,099

1,268,123
74,266
7,477,345
2,324,042

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

85,817
(59,934)
1,405,647
(267,919)

21,434,035

21,236,682

197,353

CHANGE IN CURRENT AND RESTRICTED ASSETS
•

Current Assets decreased $8.6 million to $28.9 million.
• Cash and Cash Equivalents-unrestricted decreased $2.6 million primarily due to contributions to
development projects and reserve funding of strategic initiatives offset by advances collected from
development projects and operating cash flow.
• Accounts Receivable, net increased $3.5 million primarily due to increased HUD receivables and to
$1.3 million in short term loans to the 85 Stories projects.
• Prepaid Expenses increased $450 thousand primarily due to timing issues related to prepaid insurance
($353 thousand increase)
• Current Portion of Notes Receivable - Partnership decreased $9.9 million due to retirement of
construction financing related to Stephens Creek Crossing.

•

Restricted Assets increased $197 thousand to $21.4 million.
• Cash and Cash Equivalents - Restricted decreased $1.4 million primarily due to short term loans to the
85 Stories projects and other development activity.
• Family Self-Sufficiency Funds Increased $425 thousand primarily due to the reclassification of
Humboldt Gardens HOPE VI CSS endowment ($325 thousand increase).
• Funds held in Trust increased $1.4 million primarily due to the transition of Hamilton West from the tax
credit portfolio to the affordable portfolio of $506 thousand and other increases to reserves in the
Affordable portfolio.
• Debt Amortization Funds decreased $268 thousand primarily due to refinancing activity at Ainsworth
Court of $330 thousand and Kafoury Commons of $137 thousand offset by the transition of Hamilton
West to the affordable portfolio of $205 thousand.
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UNAUDITED

Statement of Net Position
Home Forward
As of March 31, 2015 and March 31, 2014

March 31, 2015
Noncurrent Assets
Due from Partnerships
Notes Receivable
Notes Receivable - Partnerships
Deferred Charges, Net
Investment in Partnerships
Land, Structures, Equipment, Net

Other Asset-Like Accounts
TOTAL ASSETS

$
$

March 31, 2014
``

Incr (Decr)

1,598,134
108,818,159
33,411,282

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

(1,657,164)
8,864,025
(1,559,892)

23,382,904
125,170,796

23,449,675
131,239,901

(66,771)
(6,069,105)

292,381,276

292,870,183

(488,907)

1,670,575

1,462,912

344,422,230
-

$
$

353,079,001
-

207,663
$

(8,656,771)

CHANGE IN NONCURRENT ASSETS
•

Noncurrent Assets decreased $489 thousand to $292 million.
• Due from Partnerships decreased $1.7 million primarily due to $1.1 million received from Stephens
Creek Crossing, land lease payment of $340 thousand received from Beech Street and debt
forgiveness resulting from the transition of Hamilton West from the tax credit portfolio to the affordable
portfolio of $187 thousand.
• Notes Receivable increased by $8.9 million primarily due to $5.2 million in HOPE VI loans to Stephens
Creek Crossing, $3.1 million in state leverage loan for the children's center at Stephens Creek
Crossing, and $816 thousand related to acquisition of land for the St Francis Park project.
• Notes Receivable - Partnerships decreased by $1.6 million due to the transition of Hamilton West
bonds of $3.4 million to the affordable portfolio and regularly scheduled bond payments offset by
development activity related to Stephens Creek Crossing of $2.4 million.
• Land, Structures, Equipment, Net decreased $6.1 million primarily due to the acquisition of Hamilton
West of $4.5 million, siding replacement at Rockwood Station of $1.8 million, other Affordable portfolio
capital improvements of $1.3 million and Public Housing capital improvements of $909 thousand offset
by capital lease of Stephen's Creek Crossing Children's Center for $3.1 million and transfer of
Stephen's Creek site improvements of $1.6 million and transfer of Beech Street land of $825 thousand.

•

Total Assets of $344.4 million decreased $8.7 million from March 31, 2014.
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UNAUDITED

Statement of Net Position
Home Forward
As of March 31, 2015 and March 31, 2014

March 31, 2015

March 31, 2014

Incr (Decr)

Liabilities
Current Liabilities
Accounts Payable

$

2,170,866

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

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

Net Assets (Deficit)
TOTAL LIABILITIES AND NET ASSETS (DEFICIT)

$

$

3,300,813

$

(1,129,947)

4,888,477
4,118,164
1,068,510
1,260,303
670,305
324,533
671,466
2,324,160
17,496,785

4,605,087
3,810,827
1,044,871
1,133,090
563,587
1,282,526
10,582,795
2,216,732
28,540,327

283,390
307,338
23,639
127,213
106,718
(957,993)
(9,911,329)
107,429
(11,043,542)

59,059,469
23,968,386
33,185,410
576,765
116,790,030

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

4,460,042
153,658
(1,559,892)
81,535
3,135,343

210,135,415

210,883,986

(748,572)

344,422,230

$

353,079,001

$

(8,656,771)

CHANGE IN LIABILITIES & NET POSITION
•

•

Current Liabilities decreased $11.0 million to $17.5 million.
•

Accounts Payable decreased $1.1 million primarily due to payments of the following items: reduced
construction payables related to Stephens Creek Crossing of $364 thousand, a water damage claim at Pearl
Court of $212 thousand, construction activity at Willow Tree of $178 thousand, Homeless Families System of
Care activity of $169 thousand, short-term rent assistance activity of $154 thousand.

•

Line of Credit decreased $958 thousand due to repayment of short term loans for Stephens Creek Crossing.

•

Current Portion of Bonds Payable - Partnership decreased $9.9 million primarily due to retirement of
construction financing related to Stephens Creek Crossing.

Noncurrent Liabilities increased $3.1 million to $116.8 million.
• Notes payable increased $4.5 million primarily due to notes payable of $2.4 million assumed with the
transition of Hamilton West from the tax credit portfolio to the affordable portfolio, refinancing Ainsworth Court
bonds with a $2.5 million loan from PNC Bank and refinancing Madrona ($330 thousand increase) offset by
normal principal payments.
• Bonds Payable – Partnerships decreased $1.6 million primarily due to the reclassification of Hamilton West
bonds of $3.4 million upon the property's transition to the affordable portfolio offset by bond activity at
Stephens Creek Crossing of $2.4 million.
• Net Assets decreased $749 thousand to $210.1 million.
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Statement of Revenues, Expenses, and Changes in Net Position

UNAUDITED

Comparison of Budget and Actual
Home Forward Development Enterprises
For the twelve month period ending March 31, 2015

YTD
Actual

YTD
Budget

$ Variance

% Variance

Annual
Budget

Operating Revenues
Dwelling Rental
Non-dwelling Rental

$

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

1,450,839
154,384
1,605,223

$

4,204,384
104,953

Total Operating Revenues
$

5,914,560
-

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

$

3,935,838
72,456
$

5,686,681
-

$

(75,045)
1,882
(73,163)

-4.9% $
1.2%
-4.4%

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

268,546
32,497

6.8%
0.0%
0.0%
0.0%
0.0%
44.9%

3,935,838
72,456

227,879
-

$

4.0%
$

5,686,681
-

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

Total Operating Expenses
Operating Income (Loss)

652
1,175,745
171,179
149,513
585,095
667,251
1,158,112
870,950
512,706
122,459

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

56,954
(43,049)
23,903
(110,050)
(15,124)
(56,082)
(288,056)
(19,226)
119,254
(69,849)

0.0%
0.0%
98.9%
-3.8%
0.0%
12.3%
-278.9%
-2.7%
-9.2%
-33.1%
-2.3%
0.0%
18.9%
-132.8%

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

5,413,662
500,898
-

5,012,337

(401,325)

-8.0%

5,012,337

674,343
-

(173,446)
-

-25.7%
0.0%

674,343
-

-

-

-

0.0%
0.0%
0.0%
0.0%
0.0%

-

-

-

-

0.0%
0.0%

-

2,281,960
2,281,960
-

0
0
-

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

-

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

Net Other Income (Expense)
Capital Contributions

HUD Nonoperating Contributions
Other Nonoperating Contributions
Nonoperating contributions made
ARRA Nonoperating Contributions
Reserve Funded Capital Contributions

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

$

2,782,857 $
-2782857

674,344
-

(0)
2,281,960
2,281,959
$

2,108,513
-

312.7% $
0.0%

674,343
-

PERFORMANCE SUMMARY
•

The twelve months ending March 31, 2015 produced $501 thousand operating income, $173 thousand less favorable than
anticipated in the budget.

•

Total Net Position increased by $2.8 million, favorable to budget by $2.1 million.
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UNAUDITED

Operating Revenue
Home Forward Development Enterprises
For the twelve month period ending March 31, 2015

YTD
Actual

YTD
Budget

$ Variance

Annual
Budget

% Variance

Operating Revenues
Dwelling Rental
Non-dwelling Rental

$

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

Total Operating Revenues

$

1,450,839
154,384

$

1,525,884
152,502

$

(75,045)
1,882

-4.92%
1.23%

$

1,525,884
152,502

1,605,223

1,678,386

(73,163)

-4.36%

1,678,386

4,204,384
104,953

3,935,838
72,456

268,546
32,497

6.82%
0.00%
0.00%
0.00%
0.00%
44.85%

3,935,838
72,456

227,879

4.01%

5,914,560

$

5,686,680

$

$

5,686,680

REVENUE ANALYSIS
•

Total Operating Revenues of $5.9 million was $228 thousand favorable to budget for the twelve months ending in
March. Actual activity was higher than anticipated primarily due to an increase in housing assistance subsidies
from increased payment standards in September 2014 when tenant leases renewed.
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UNAUDITED

Operating Expense
Home Forward Development Enterprises
For the twelve month period ending March 31, 2015

YTD
Actual

YTD
Budget

$ Variance

Annual
Budget

% Variance

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

$

Program Personnel Expense
Maintenance Personnel Expense
Other Maintenance Expenses
Utilities
Capitalized Labor
Depreciation
General
Impairment Charge

652
1,175,745
171,179
149,513

$

57,606
1,132,696
195,081
39,463

$

56,954
(43,049)
23,903
(110,050)

0.00%
0.00%
98.87%
-3.80%
0.00%
12.25%
-278.87%

$

57,606
1,132,696
195,081
39,463

585,095
667,251
1,158,112

569,972
611,169
870,056

(15,124)
(56,082)
(288,056)

-2.65%
-9.18%
-33.11%

569,972
611,169
870,056

870,950
512,706
122,459

851,725
631,960
52,609

(19,226)
119,254
(69,849)

-2.26%
0.00%
18.87%
-132.77%

851,725
631,960
52,609

-

-

-

0.00%

-

Total Operating Expenses

$

5,413,662

$

5,012,337

$

(401,325)

-8.01%

$

5,012,337

Operating Income (Loss)

$

500,898

$

674,343

$

(173,446)

-25.72%

$

674,343

EXPENSE ANALYSIS
•

Operating Expenses of $5.4 million were $401 thousand unfavorable to budget.

•

Other Tenant Services Expense of $150 thousand is $110 thousand unfavorable to budget primarily
due to development expenses associated with furnishing "motel" units of $91 thousand and other
relocation expenses of $27 thousand.

•

Other Maintenance Expense of $1.2 million is $288 thousand unfavorable to budget primarily due to
rehab work related to the "motel" units at Hollywood East.

•

General expenses of $122 thousand were over budget by $70 thousand primarily due to unbudgeted
bad debt expense of $48 thousand and general property and liability insurance exceeding budget by
$15 thousand.
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UNAUDITED

Other Income/Expense
Home Forward Development Enterprises
For the twelve month period ending March 31, 2015

YTD
Actual

YTD
Budget

$ Variance

Annual
Budget

% Variance

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

Net Other Income (Expense)

$

-

$

-

$

-

0.00%
0.00%
0.00%
0.00%
0.00%

$

-

$

-

$

-

$

-

0.00%

-

Capital Contributions
HUD Nonoperating Contributions
Other Nonoperating Contributions

2,281,960

-

2,281,960

0.00%
0.00%

-

Nonoperating contributions made
ARRA Nonoperating Contributions
Reserve Funded Capital Contributions

2,281,960

-

2,281,960

0.00%
0.00%
0.00%
0.00%

-

-

0.00%

-

$

Net Capital Contributions

$

-

Other Equity Changes
INCREASE (DECREASE) IN NET POSITION

$

2,782,857

$

$

674,344

$

2,108,513

312.68%

$

674,343

OTHER INCOME/(EXPENSE) ANALYSIS
•

Other Non-operating Contributions of $2.3 million was Capital Fund financing contributed by Home Forward for
pre-development work in anticipation of the properties' major rehabilitation.
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UNAUDITED

Statement of Net Position
Home Forward Development Enterprises
As of March 31, 2015 and March 31, 2014

March 31, 2015
Assets
Current Assets
Cash and Cash Equivalents

$

168,202

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

$

$

(963,215)

48,674
625.92
-

235,220

1,180,717

(945,497)

1,372
69,364
999,303
-

1,372
77,179
114,450
-

(7,815)
884,853
-

1,070,038

193,000

877,038

14,306,023

7,407,522

6,898,501

14,306,023

7,407,522

6,898,501

$
$

1,131,417

Incr (Decr)

61,157
5,860.77
-

Other Asset-Like Accounts
TOTAL ASSETS

March 31, 2014

15,611,280
-

12,483
5,234.85
-

$
$

8,781,239
-

$

6,830,042

CHANGE IN ASSETS
•

Total Assets of $15.6 million increased $6.8 million from March 31, 2014.

•

Current Assets decreased $945 thousand to $235 thousand primarily due to the use of excess operating
cash for pre-development work in process and for transfers from Cash and Cash Equivalents to reserve
accounts in anticipation of the properties' major rehabilitation.

•

Restricted Assets increased $877 thousand to $1.1 million primarily due to transfers from Cash and Cash
Equivalents to reserves.

•

Noncurrent Assets increased $6.9 million to $14.3 million due to pre-development work associated with
the properties' major rehabilitation.
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UNAUDITED

Statement of Net Position
Home Forward Development Enterprises
As of March 31, 2015 and March 31, 2014

March 31, 2015
Liabilities
Current Liabilities
Accounts Payable
Accrued Interest Payable
Other Accrued Liabilities
Deferred Revenue
Tenant Security Deposits -L
Family Self-Sufficiency Funds -L
Line of Credit
Due to Home Forward
Current Portion of Notes & Bonds Payable

$

March 31, 2014

2,769,694
10,212
69,125
1,372
1,647,829
4,498,232

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

$

-

Net Position (Deficit)
$

15,611,280

195,253
10,578
76,617
1,372
161,101
444,921

$

2,574,441
(366)
(7,491)
1,486,728
4,053,311

-

11,113,048

TOTAL LIABILITIES AND NET POSITION (DEFICIT)

Incr (Decr)

-

8,336,318
$

8,781,239

2,776,730
$

6,830,042

CHANGE IN LIABILITIES & NET POSITION
•

Current Liabilities increased $4.1 million to $4.5 million due to increased development activity at the properties
and predevelopment work performed by Home Forward.

•

Net Position increased $2.8 million to $11.1 million.
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Procurement & Contracts Department
MONTHLY CONTRACT REPORT
Contracts Approved 7/1/15 - 8/31/15

CONSTRUCTION & MAINTENANCE SERVICES

Contract #

Amend
#

Contract
Amount

Contractor

Description

Dept

Execution
Date

Expiration Date

C1600

Teufal Landscape

$

13,856.00

Landscaping maintenance for Stephens
Creek Crossing. Informal, 3 bids

Prop
Mgmt

7/13/2015

7/31/2016

C1603

Universal
Lawncare
Maintenance

$

55,000.00

Seasonal landscaping maintenance for our
21 master leased properties. IRFB 06/15283

Prop
Mgmt

7/14/2015

7/15/2016

C1604

G & R Painting
Company

$

50,000.00

On-call Painting Services. IRFB 06/15-284

Prop
Mgmt

7/16/2015

7/1/2018

C1605

Painting Oregon,
Inc

$

50,000.00

On-call Painting Services. IRFB 06/15-284

Prop
Mgmt

7/16/2015

7/1/2018

C1615

Sprague Pest
Solutions

$

200,000.00

Bed bug and roach treatments at NW Tower.
Emergency

Prop
Mgmt

7/22/2015

12/31/2015

C1616

Pegasus Social
Services

$

75,000.00

Unit prep for bed bug and roach treatments
at NW Tower

Prop
Mgmt

8/19/2015

8/1/2016

C1623

Pioneer
Waterproofing

$

17,937.00

Humboldt Gardens, exterior patio deck
coating remediation

Prop
Mgmt

8/27/2015

1/0/1900

$

461,793.00

Subtotal

7

PERSONAL SERVICES

Contract #

Amend
#

Contract
Amount

Contractor

Description

Dept

Execution
Date

Expiration Date

PM1588

Woods East
Limited Partnership

$

-

Property management services agreement
for Hollywood East and Sellwood Center

HFDE

4/6/2015

4/6/2017

PM1589

Wests Limited
Partnership

$

-

Property management services agreement
for Gallagher Plaza and Northwest Tower

HFDE

4/6/2015

4/6/2017

C1592

CASA of Oregon

$

-

Valley Individual Account Collaborative
(VIDA) access to Individual Development
Accounts (IDA)

Prop
Mgmt

4/21/2015

3/31/2016

C1576

KPFF Portland
Civil Services

$

5,000.00

WPCF permit for all HomeForward's UICs
(drywall)

DCR

5/19/2015

12/31/2015

PM1584

Cecelia Limited
Partnership &
Income Property
Management

$

-

Property management services agreement
for Cecelia LP, New Columbia 4605 N.
Trenton Street, Portland, OR 97203. IRFP
03/15-278

Prop
Mgmt

7/1/2015

7/1/2018
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PM1585

PM1586

PM1587

Haven Limited
Partnership &
Income Property
Management
Woolsey Limited
Partnership &
Income Property
Management
Trouton Limited
Partnership &
Income Property
Management

$

-

$

-

$

-

Property management services agreement
for Haven LP, New Columbia 4605 N.
Trenton Street, Portland, OR 97203. IRFP
03/15-278
Property management services agreement
for Woolsey LP, New Columbia 4605 N.
Trenton Street, Portland, OR 97203. IRFP
03/15-278
Property management services agreement
for Trouton LP, New Columbia 4605 N.
Trenton Street, Portland, OR 97203. IRFP
03/15-278

Prop
Mgmt

7/1/2015

7/1/2018

Prop
Mgmt

7/1/2015

7/1/2018

Prop
Mgmt

7/1/2015

7/1/2018

PM1614

Income Property
Management

$

-

Property management services agreement
for New Columbia commercial retail space.
IRFP 03/15-278

Prop
Mgmt

7/1/2015

7/1/2018

PM1597

New Columbia
Owners
Association &
Income Property

$

-

Property management services agreement
for Common Areas, New Columbia 4615 N.
Trenton Street, Portland, OR 97203. IRFP
03/15-278

Prop
Mgmt

7/1/2015

7/1/2018

C1607

Free Arts NW

$

5,000.00

Summer art programming at Plaza
Townhomes

Prop
Mgmt

7/7/2015

6/30/2016

C1595

Trillium Family
Services

$

5,000.00

Mentoring for Youth ages 6-10

Prop
Mgmt

7/9/2015

6/1/2018

C1617

Nicole Crain

$

Assist Resident Services and GOALS staff
Resident
5,000.00 with summer programs at New Columbia and
Services
Tamarack apts

7/22/2015

8/31/2015

C1606

The Partner's
Group (TPG
Financial Advisors
LLC)

$

-

Employee Benefit Programs Consultant.
IRFP 04/15-279

DBS

7/22/2015

7/1/2020

C1602

Verbio (aka
Oregon
Translation)

$

30,000.00

On-Call Interpreter and Translation Services
for the Agency. IRFP 05/15-281

Prop
Mgmt

7/27/2015

8/1/2018

C1610

First Response

$

30,000.00

On-call security services, RFP 05/15-282

Prop
Mgmt

7/27/2015

7/31/2018

C1536

Growing Gardens

$

43,524.49

Oversee Community Garden Programs at
Stephens Creek Crossing

Prop
Mgmt

7/28/2015

12/31/2018

C1613

NW Enforcement

$

140,000.00

On-call security services, RFP 05/15-282

Prop
Mgmt

7/29/2015

7/31/2018

PPC Solutions, Inc $

80,000.00

On-call security services, RFP 05/15-282

Prop
Mgmt

7/30/2015

7/31/2018

C1611

C1619

EMG

$

9,900.00

Capital Need assessment for Gladstone
Square apt., Schiller Way apt., Sequoua
Square apt.

DCR

7/31/2015

9/15/2015

C1618

Nelson Capital

$

4,900.00

Recertification of Capital Needs Assessment
for Richmond Place

DCR

8/10/2015

8/31/2015

C1620

John Keating

$

5,000.00

Development consultation for youth &
education initiative work

Executive

8/28/2015

7/20/2016

$

363,324.49

Subtotal
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AMENDMENTS TO EXISTING CONTRACTS

Contract #

Amend
#

Contractor

Contract
Amount

Description

Dept

Execution
Date

Expiration Date

C1427

1

DePaul Industries

$

-

On-call staffing firms

DBS

7/8/2015

5/11/2016

C1009

4

Cascadia
Behavioral
Healthcare

$

145,000.00

Case Management Services at Bud Clark
Commons, Add $145,000 and Extend
Contract to 6/30/15

Prop
Mgmt

7/9/2015

6/30/2016

C1490

1

Floor Solutions,
LLC

$

3,354.00

Replace flooring for 31 HWE Hotel units,
Labor & Materials

Prop
Mgmt

7/9/2015

4/30/2015

C1491

4

Delaris Technical
Consulting

$

55,000.00

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

DBS

7/15/2015

10/31/2015

C1394hwe

5

Walsh
Construction

$ (525,203.00)

Hollywood East Apartment - Modification 5.
Reconcile

DCR

7/21/2015

3/9/2016

C1394hwe

5

Walsh
Construction

$ (474,797.00)

Sellwood Center Apartment – Modification 5.
Reconcile

DCR

7/21/2015

3/4/2016

C1394swc

5

Walsh
Construction Co.

$ (474,797.00)

Sellwood Center Apartment – Modification 5.
Reconcile

DCR

7/21/2015

3/4/2016

C1394swc

6

Walsh
Construction Co.

$

409,987.00

Sellwood Center Apartment – Elevator
Modernization

DCR

7/21/2015

3/4/2016

C1394hwe

6

Walsh
Construction

$

883,444.00

Hollywood East Apartment - Elevator
Modernization

DCR

7/21/2015

8/15/2016

C1394hwe

7

Walsh
Construction

$

262,815.00

Hollywood East Apartment - Structural
Calculations, Low voltage, PR 08- Sink
Drain, Faucets and Rubber Base.

DCR

7/21/2015

8/15/2016

C1393nwt

4

Walsh
Construction Co.

Server/Hardware, Camera, Access Control,
$ 1,548,828.00 Fire alarm and Provide server per HF space
via. NW Tech Reps.

DCR

7/22/2015

3/4/2016

C1393nwt

5

Walsh
Construction Co.

$

(85,630.00)

Budget Reconciliation

DCR

7/22/2015

3/4/2016

C1393nwt

6

Walsh
Construction Co.

$

417,499.00

Elevator Modernization

DCR

7/22/2015

5/13/2016

C1393nwt

7

Walsh
Construction Co.

$

387,113.99

Backyard Improvements,
Door/Frame/Hardware, Kitchen and Beck
Canopy

DCR

7/22/2015

3/4/2016

C1393gp

4

Walsh
Construction Co.

Server/Hardware, Camera, Access Control,
$ 1,213,016.35 Fire alarm and Provide server per HF space
via. NW Tech Reps.

DCR

7/22/2015

3/4/2016

C1393gp

5

Walsh
Construction Co.

$

DCR

7/22/2015

3/4/2016
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C1393gp

6

Walsh
Construction Co.

$

186,683.00

Change order #6. Elevator Modernization

DCR

7/22/2015

3/4/2016

C1393gp

7

Walsh
Construction Co.

$

447,165.00

Change order #7. Backyard Improvements,
Door/ Frames/Hardware, Kitchen and Back
Canopy

DCR

7/22/2015

3/4/2016

C1383

2

Sara Genta

$

2,250.00

Bud Clark Commons. Footcare clinic
services

Prop
Mgmt

8/18/2015

2/28/2016

C1516

2

Andrea Q Vintro

$

-

Andrea Q Vintro, MS, RD, CSSD, LD
Registered Dietician for the CHSP meal
program

Prop
Mgmt

8/18/2015

10/31/2015

C1438

1

Volunteers of
America

$

221,399.00

Volunteers of America. Youth prevention
program. Annual contract renewal

Prop
Mgmt

8/26/2015

6/30/2017

C1618

1

Nelson Capital

$

450.00

CNA for Richmond Place. Added Pest & Dry
Rot inspections services

DCR

8/31/2015

8/30/2015

Subtotal

$ 4,709,207.34
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Other Agreements (3rd Party contracts, MOU's, IGA's)

Contract #

Amend
#

Contract
Amount

Contractor

Description

Dept

Execution
Date

Expiration Date

C1552

Providence CORE

$

-

Data sharing agreement with Providence
CORE

Prop
Mgmt

4/1/2015

3/24/2020

C1598

Central City
Concern

$

-

MOU agreement to provide confidential
office space for health care services at BCC
for wound care, skin care and urgent care

Prop
Mgmt

7/14/2015

until terminated

$

-

2

$ 5,534,324.83

53

Subtotal

Total

Home Forward Board of Commissioners
September 2015

197

HOUSEHOLDS SERVED
REPORT

Home Forward Board of Commissioners
September 2015

198

Total Households Served: Rent Assistance and Occupied Housing Units August 2015
Households Receiving Rent Assistance
Only
7,577
52%

Households Occupying Affordable
Unit/Receiving Shelter Plus Care
104
1%

Households Receiving Short Term Rent
Assistance Only
581
4%

Households Receiving Rent Assistance
and Occupying Affordable Housing Units
1,480
10%

Special Needs Shelter Beds (Master
Leased)
236
2%

Affordable Housing Units Occupied Unassisted
Special Needs Units (Master Leased) **
1,903
283
13%
2%

Public Housing Units Occupied *
2,068
14%
Affordable Housing Units Occupied HUD Multi-Family Project Based
Subsidized ^
348
2%

Total Households Served 14,580

^ 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 August 2015
Rent Assistance

All Programs

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

9,057
01 - Tenant Based Vouchers
5,969
02 - Project Based Vouchers
1,291
576
03 - SRO/MODs
494
95
04 - VASH Vouchers 378
06 - Portability
254

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

05 - Shelter Plus Care 479
160
29
6
11
11

Moving to Work
Programs
7,836
5,969
1,291
576

1,221

494
95
378
254
685

Total Rent Assistance

Non-MTW Programs

46

639
479
160

29
6
11
9,742

7,882

1,860

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

2,068
12 - Traditional Public1,285
Housing
13
171
14 - Public Housing in Affordable
Owned
63
15 - Public Housing in Tax
549Credit Affordable

2,068
1,285
171
63
549

3,835
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

3,259

525
104
255
576
348
91
6
27
1,903

525
104
255
348
91
6
27
1,903
519

519

283
236

283
236
6,422

2,068

3,778

16,164
(1,480)
(104)
14,580

9,950

5,638
(1,480)
(104)
4,054

9,950

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 August of 2015
Property Performance Measures
1

40

40

0

1

0

15

15

10

0

0

40

Occupancy
Number of
Properties
34
Public Housing
2
Public Housing Mixed Financed Owned *
7
Public Housing Mixed Finance Tax Credit *
Total Public Housing
43
Affordable Owned with PBA subsidy
5
Affordable Owned without PBA subsidy
17
Total Affordable Owned Housing
22
Tax Credit Partnerships
22
Total Affordable Housing
44
Eliminate Duplicated PH Properties/Units
-9
Combined Total PH and AH
78
Special Needs (Master Leased)
32
Special Needs (Shelter Beds)
2
Total with Special Needs
112

Physical
Units
1,347
65
681
2,093
349
1695
2,044
2,600
4,644
-746
5,991
283
236
6510

Rentable
Units
1,347
65
681
2,093
349
1,695
2,044
2,600
4,644
-746
5,991
283
236
6510

Vacant
Units
17
2
6
25
3
29
32
39
71
-8
88

Occupancy
Percentage
98.7%
100.0%
99.1%
98.8%
99.1%
98.3%
98.4%
98.5%
98.5%

Subsidy
Revenue

Total
Revenue

Operating Expense
w/o HMF

HAP
Management
Fees (HMF)

NOI

$285.27
$185.10
$62.95

$428.49
$833.66
$520.42

$304.96
$382.58
$322.03

$66.92
$8.37
$9.12

$56.61
$442.71
$189.27

Average Unit

Adults no
13.1%
29.6%
11.0%
0.9%
0.2%
60.8%

98.5%

Studio/SRO
77
0
275
352
72
593
665
1,004
1,669
-275
1,746

1 Bdrm
659
15
112
786
191
444
635
678
1,313
-127
1,972

2 Bdrm
342
40
106
488
46
478
524
482
1,006
-146
1,348

Unit Mix
3 Bdrm
259
10
133
402
40
154
194
281
475
-143
734

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
1,347
65
681
2,093
349
1,695
2,044
2,600
4,644
-746
5,991

* property/unit counts also included in Affordable Housing Count

Financial
Three months ending 6/30/2015

Per Unit Per Month
Property
Revenue

Public Housing
Affordable Owned
Tax Credit Partnerships

$143.22
$648.56
$457.47

Fiscal YTD ending 6/30/2015
# of Properties/units Positive # of Properties/units Negative
Net Operating Income (NOI)
Net Operating Income (NOI)

9
22
19

661
2,044
2,149

25
0
3

686
0
451

06/30/15
# of
# of
Properties
Properties not
meeting Debt
meeting DCR
Coverage
16
12

1
2

# of
Properties
DCR Not
Applicable
5
8

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

550
831
374
54
12
2,046

26.9%
40.6%
18.3%
2.6%
0.6%
100.0%

2.2
1.9
2.2
2.9
3.7
2.1

1.9
1.6
1.8
2.2
2.7
1.7

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

5,574
3,778
2,128
1,489
353
142
13,464

41.4%
28.1%
15.8%
11.1%
2.6%
1.1%
100.0%

1.9
2.2
2.4
2.7
2.6
2.5
2.2

1.5
1.6
1.7
1.9
1.9
1.8
1.7

% Family Type (head of household)
Family with
Elderly
Disabled
13.7%
11.0%
7.2%
1.8%
0.4%
39.2%

0.8%
9.7%
5.1%
0.2%
0.0%
18.4%

6.8%
20.3%
6.2%
0.2%
0.0%
36.6%

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

14.6%
12.7%
5.0%
2.4%
0.5%
0.3%
35.5%

Black African
American
9.0%
11.8%
4.0%
1.1%
0.2%
29.3%

White
11.3%
21.1%
10.4%
0.6%
0.1%
48.3%

Race % (head of household)
Native
Hawaiian/
Asian
American
Pacific Islnd
1.2%
0.5%
0.3%
1.5%
1.2%
0.5%
0.8%
0.9%
0.3%
0.0%
0.1%
0.0%
0.0%
0.0%
0.0%
3.9%
3.2%
1.4%

13.9%
18.9%
1.9%
9.0%
13.1%
1.2%
4.9%
7.1%
0.6%
3.4%
4.7%
0.3%
0.8%
1.1%
0.1%
0.4%
0.4%
0.1%
32.4%
45.1%
4.2%
* Race and enthnicity are not required fields on the

1.0%
0.6%
1.1%
0.4%
0.8%
0.3%
0.6%
0.2%
0.2%
0.1%
0.1%
0.0%
3.7%
1.6%
Waitlist Application in Yardi

Hispanic/ Latino
4.7%
4.4%
1.8%
0.7%
0.1%
13.9%

3.7%
2.4%
1.7%
1.4%
0.3%
0.1%
9.6%

1.5%
0.8%
0.5%
0.4%
0.1%
0.0%
3.4%

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

620
19
17
8
3
1,309
993
7.1
21
2
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Home Forward - Dashboard Report For August of 2015
Rent Assistance Performance Measures
Utilization and Activity

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

Vouchers

Vouchers

7,044
1,999
512
9,555

6,442
1,867
494
8,803

Current Month Status
Average
Utilization
Voucher
91%
93%
96%
92%

$606
$605
$442
$597

Current Month Activity
HUD Subsidy
Over(Under)

Remaining
Waiting List

Waiting List
Names

-$32,065
$12,442

788

139

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

New Vouchers

Vouchers

Voucher
Inspections

Utilization

Average
Voucher

34
28
6
68

26
13
5
44

503
79
106
688

92%
109%
97%
96%

$600
$598
$447
$591

Disabled Not
Elderly
3.3%
18.3%
8.2%
3.4%
0.2%
0.0%
33.6%

Black

White

Native

Asian

Hawaiian/

Hispanic

8.0%
13.6%
7.0%
5.7%
0.8%
0.0%
35.1%

7.4%
22.2%
13.2%
7.2%
0.6%
0.1%
50.7%

0.7%
1.1%
0.4%
0.2%
0.0%
0.0%
2.5%

0.4%
3.3%
1.3%
0.6%
0.1%
0.0%
5.7%

0.1%
0.2%
0.2%
0.0%
0.0%
0.0%
0.5%

1.3%
2.2%
1.1%
0.7%
0.1%
0.0%
5.4%

-$19,622

-$264,693
$95,286
$60,470
-$108,938

Vouchers

525
199
79
803

331
225
81
637

Demographics

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

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

% of
# of
Househol
Households
ds
523
27.8%
763
40.5%
430
22.8%
156
8.3%
11
0.6%
1
0.1%
1,884
100.0%

Average Family Size
2.1
2.0
2.3
2.9
3.3
2.6
2.2

Average Unit Size
2.0
1.9
2.1
2.4
2.7
2.4
2.0

Adults no
Children
8.7%
29.6%
13.7%
6.0%
0.5%
0.0%
58.6%

Average Unit Size
1.3
1.3
1.4
1.9
2.3
2.0
6.9

Adults no
Children
20.5%
34.1%
18.6%
4.6%
0.3%
0.1%
78.3%

Households

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

Average Family Size
1.5
1.6
1.7
2.7
3.0
1.0
7.5

Race % (head of household)

% Family Type (head of household)

Households
% of
# of
Househol
Households
ds
1,126
17.9%
2,681
42.5%
1,471
23.3%
913
14.5%
103
1.6%
8
0.1%
6,302
100.0%

Family with
Children
9.1%
12.9%
9.6%
8.5%
1.1%
0.1%
41.4%

Elderly
0.6%
12.3%
7.5%
2.8%
0.1%
0.0%
23.3%

Race % (head of household)

% Family Type (head of household)
Family with
Children
7.2%
6.4%
4.2%
3.7%
0.3%
0.0%
21.7%

Black

White

Native

Asian

Hawaiian/

Hispanic

Elderly
1.8%
12.6%
9.4%
2.9%
0.1%
0.0%
26.8%

Disabled Not
Elderly
9.5%
20.1%
8.7%
1.9%
0.1%
0.0%
40.2%

4.8%
7.5%
3.5%
1.5%
0.3%
0.1%
17.6%

18.1%
27.9%
16.4%
5.1%
0.2%
0.0%
67.8%

1.2%
1.2%
0.7%
0.3%
0.0%
0.0%
3.5%

0.2%
1.1%
0.7%
0.2%
0.0%
0.0%
2.2%

0.3%
0.1%
0.2%
0.0%
0.0%
0.0%
0.7%

3.1%
2.7%
1.3%
1.1%
0.0%
0.0%
8.2%

0.9%
2.2%
3.0%
1.3%
0.1%
0.1%
7.6%

8.4%
9.3%
2.4%
1.8%
0.3%
0.4%
22.5%

17.0%
8.4%
4.1%
3.9%
1.0%
0.1%
34.4%

19.4%
12.6%
7.4%
4.4%
1.2%
1.0%
45.9%

1.8%
1.3%
0.3%
0.5%
0.1%
0.0%
4.1%

1.7%
1.6%
0.5%
0.6%
0.0%
0.2%
4.6%

0.5%
0.1%
0.4%
0.4%
0.1%
0.1%
1.6%

2.5%
1.7%
1.7%
1.0%
0.2%
0.1%
7.2%

Escrow $
Forfeited

Avg Annual
Earned Income
Increase Over
Last Year

Not Reported
347
207
117
84
21
12
788

44.0%
26.3%
14.8%
10.7%
2.7%
1.5%
100.0%

# of
Households
Participating
479
206

$ Amount
of
Assistanc
$312,328
$113,471

1.7
2.1
2.6
2.7
3.1
2.3
2.1

1.1%
0.5%
0.5%
0.0%
0.1%
0.0%
2.3%

Short Term Rent Assistance

Shelter Plus Care
Short Term Rent Assistance

Average Cost per
Household
652
551

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

Public Housing

82

Resident Services Coordination

Three months ending 6/30/2015
GOALS Program

# of
Participa
nts
Public Housing
Section 8

Average Funds per
Participant

$71,935

$877

# HH Eviction
Prevention

Health and Safety
Stabilized

83

107

Unduplicated
Number
Served
510

Escrow $
Held

New
Enrollees

# of
Graduates

0
5

0
2

198
257

Home Forward Board of Commissioners
September 2015

$227,901
$451,057

# Events

# Event
Attendees

332

6245

Escrow $
Disbursed

Terminations
or Exits

$23,171
$1,401

1
0

$0
$0

2

$50
$2,338
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Home Forward - Dashboard Report For August of 2015
Agency Financial Summary
Six months ending 6/30/15

Month

Fiscal Year to Date

Prior YTD

Increase
(Decrease)

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

7702623
#######
#######
#######
#######
$226,733
#######

42758404.82
$21,429,687
$2,446,363
$4,725,079
$3,144,621
$727,138
$32,445,328

39159856.85
$21,004,254
$3,089,293
$4,825,061
$0
$793,743
$29,712,351

$425,433
($642,929)
($99,983)
$3,144,621
($66,605)
$2,732,977

Housing Assistance Payments
Operating Expense
Depreciation
Total Expense
Operating Income

#######
#######
$729,689
#######
#######

$16,391,975
$9,467,406
$2,161,652
$28,021,032
$4,424,295

$16,546,896
$10,279,873
$2,135,026
$28,961,795
$750,556

($154,922)
($812,468)
$26,626
($940,763)
$3,673,739

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

#######
#######
#######
#######
#######

-$511,309
-$2,754,957
$1,158,030
$208,599,810
$14,031,937

-$1,117,500
$599,126
$232,182
$208,889,525
$12,166,486

$606,191
($3,354,083)
$925,847
($289,714)
$1,865,451

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
Start
Aug-12
May-13
tbd

Construction
End
Apr-14
Aug-14
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
September 2015

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

3
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