Chair David Widmark gathered with current and former commissioners, partners, and
staff to recognize Harriet Cormack’s 11 years of distinguished service on our board.

Board of Commissioners Meeting
Location:

Multnomah County Building
501 SE Hawthorne Blvd
Portland, Oregon 97214
Date & Time:

November 17, 2015
6:15 PM

PUBLIC NOTICE:

Home Forward
BOARD OF COMMISSIONERS
will meet on
Tuesday, November 17, 2015
At 6:15 pm
At the Multnomah County Building
501 SE Hawthorne Blvd., Portland
In the Commissioners Board Room

MEMORANDUM

To:

From:

Community Partners
Michael Buonocore, Executive
Director

Date:

Subject:

November 12, 2015
Home Forward Board of
Commissioners November
Meeting

The Board of Commissioners of Home Forward will meet on Tuesday, November 17, 2015
at the Multnomah County building, 501 SE Hawthorne Blvd., in the Commissioners Board
Room, Portland at 6:15 P.M. The commission meeting is open to the public.
The meeting site is accessible, and persons with disabilities may call 503-802-8423 or
503-802-8554 (TTY) for accommodations (e.g. assisted listening devices, sign language,
and/or oral interpreter) by 12:00 pm (noon), Friday, November 13, 2015.

AGENDA

BOARD OF COMMISSIONERS MEETING
MULTNOMAH COUNTY BUILDING
COMMISSIONERS BOARD ROOM
501 SE HAWTHORNE BLVD.
PORTLAND, OREGON
November 17, 2015 6:15 PM
INTRODUCTION AND WELCOME
PUBLIC COMMENT
General comments not pertaining to specific resolutions. Any public comment regarding a
specific resolution will be heard when the resolution is considered.
MISSION MOMENT
Topic

Presenter

A Home for Every Vet Award

Donna Kelley
Mary Carroll, Multnomah County
Angie Henry, Income Property
Management

MEETING MINUTES
Topic
Minutes of the October 20, 2015 Board of Commissioners Meeting

CONSENT CALENDAR
Following Reports and Resolutions:
15-11
01

Topic
Authorize Recognition of Rachael
Duke, Program Director, Supportive
Housing

Presenter/POC
Michael Buonocore

Phone #
503.802.8423

02

Authorize Sequoia Square Year 15
Exit

Molly Rogers

503.802.8437

03

Authorize Bond Inducement for Oliver
Station

Mike Andrews
Theresa Auld
Ben Loftis

503.802.8507
503.802.8319
503.802.8510

04

Authorize a Contract Amendment with
Willamette Express Ltd.

Mike Andrews
Rodger Moore
Myriam Demezas

503.802.8507
503.280.3745
503.802.8501

05

Authorize Approval of Design Build
Contract for Gladstone Square and
Multnomah Manor

Mike Andrews
Lewis Lyles

503.802.8507
503.802.8484

REPORTS / RESOLUTIONS
Following Reports and Resolutions:
15-11

Topic

Presenter/POC

Phone #

PUBLIC
HEARING

FY2017 Moving to Work Plan

Melissa Sonsalla

503.802.8492

REPORT

Executive Director’s Report

Michael Buonocore

503.802.8423

06

Authorize Changes to Shelter Plus
Care Policies

Ian Slingerland

503.802.8370

07

Authorize Renovation of the Vacated
Portion of SE Oak Street Adjacent to
the St. Francis Park Apartments
Development

Mike Andrews
Robert Dell

503.802.8507
503.802.8528

UPCOMING MEETINGS OF THE BOARD OF COMMISSIONERS
The December Work Session will be on Wednesday, December 2, 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, December 15, 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 for
deliberations with persons designated by Home Forward to negotiate real property
transactions 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.
ADJOURN

MINUTES

BOARD OF COMMISSIONERS MEETING
HOME FORWARD
501 SE Hawthorne Boulevard—Portland, Oregon
October 20, 2015
COMMISSIONERS PRESENT
Chair David Widmark, Vice Chair Jim Smith, Treasurer Miki Herman, Commissioner Tiffiny
Hager, Commissioner Damien Hall, Commissioner Brian Lessler, Commissioner Charlene
Mashia
STAFF PRESENT
Peter Beyer, Michael Buonocore, Kendra Castaldo, Betty Dominguez, Rachael Duke,
Jaclyn Eaton, Dena Ford-Avery, Rebecca Gabriel, Pamela Kambur, Shelley Marchesi, Kitty
Miller, Rodger Moore, Melissa Richardson, Molly Rogers, Shannon Schmidt, Ian
Slingerland, Jill Smith, Celia Strauss, Lisa Kay Yarborough
COUNSEL PRESENT
Steve Abel
Chair David Widmark convened the meeting at 6:15 PM. He recognized Board members
wearing pink in recognition of cancer awareness month.
PUBLIC COMMENT
None
MISSION MOMENT
Pamela Kambur introduced the Resident Advisory Committee and its role at Home
Forward. The Resident Advisory Committee (RAC) acts as the voice of participants of
Home Forward’s programs. It is comprised of public housing residents and Section 8
voucher holders. The committee is not involved in specific building maintenance,
operations or staffing issues or resident disputes. This allows the committee to be
inclusive of the opinions and experiences of the Home Forward community. The
committee meets regularly at different Home Forward properties. Previous topics covered

by the committee include emergency preparedness and advocacy for affordable housing
on a state level. The Resident Commissioner co-chairs the Resident Advisory Committee.
Instead of a formal report, Pamela Kambur facilitated a discussion with Resident Advisory
Committee members about their service to Home Forward. Committee members present
included, Martha Terry, Jose Limia-Gonzalez and Benita Legarza.
Kambur asked Terry, Limia-Gonzales and Legarza to share a little bit about their life prior
to being at Home Forward, and their proudest moment.
Martha Terry shared her history of being a victim of domestic violence and the struggle of
raising three children. She has lived in Home Forward housing for the past sixteen years,
and it has been her sanctuary. Since moving into Home Forward housing, Terry earned
her Bachelor’s degree in Services Administration and takes pride in achieving placement
several times on the President’s list.
Jose Limia-Gonzales emigrated from Cuba twenty-five years ago and struggled with
adapting to the American way of life. He located to Oregon at the height of the recession,
and struggled with alcohol addiction. Moving into Hollywood East provided him with
stability and the opportunity for recovery. His proudest moment was becoming a resident
aide at Hollywood East
Benita Legarza passed, she noted that the Board already knows her story.
Pamela Kambur invited Martha Terry and Jose Limia-Gonzales to share other specific
ways that housing assistance has added to their quality of life. Terry shared that having
access to stable shelter for her three children to attend one school district throughout their
education. Limia-Gonzales stated that for the first time in twenty years he had constancy.
His environment permits him self-confidence and pride from helping others in need.
Concluding the discussion, Pamela Kambur queried committee members to share their
most rewarding experience in service. Terry appreciated the RAC’s work on emergency
preparedness and Limia-Gonzales reiterated his enjoyment in assisting others improve
their quality of life. Benita Legarza noted that her time on the Resident Advisory
Committee taught her about the importance of community engagement.
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Treasurer Miki Herman commented that committee members are examples of overcoming
great difficulty and are inspirational for it. She advised them to never lose sight of how
important their work is to the Board of Commissioners.
Chair David Widmark echoed Treasurer Miki Herman’s comments. He also added that the
community at large benefits from RAC members commitment and service. He thanked
them for volunteering their time and commended their presentation to the Board.
NOMINATING COMMITTEE REPORT
Election of Officers for 2016
Vice Chair Jim Smith communicated that the nominating committee proposed the
following: electing Vice Chair Jim Smith to Chair, and Treasurer Miki Herman to Vice Chair
and Treasurer. Vice Chair Smith clarified that, at least for the first few months of the term,
Treasurer Herman holding a dual role as Treasurer and Vice Chair makes her work with the
current budget process seamless. The nominating committee also proposed nominating
Chair David Widmark to serve as Chair Emeritus.
Commissioner Brian Lessler moved to adopt the nominations; Commissioner Charlene
Mashia seconded.
The vote was follows:
Chair David Widmark —Aye
Vice Chair Jim Smith —Aye
Treasurer Miki Herman —Aye
Commissioner Tiffiny Hager —Aye
Commissioner Damien Hall —Aye
Commissioner Brian Lessler —Aye
Commissioner Charlene Mashia —Aye
MEETING MINUTES
Chair David Widmark asked if there were any changes or corrections to the minutes.
None were requested. Vice Chair Jim Smith moved to adopt the minutes from the
September 15, 2015 Board of Commissioners meeting and the September 24, 2015
Conference Call. Commissioner Damien Hall seconded the motion.
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Vote as follows:
Chair David Widmark —Aye
Vice Chair Jim Smith —Aye
Treasurer Miki Herman —Aye
Commissioner Tiffiny Hager —Aye
Commissioner Damien Hall —Aye
Commissioner Brian Lessler —Aye
Commissioner Charlene Mashia —Aye
CONSENT CALENDAR
RESOLUTION 15-10 -01
Authorize Professional Service Agreement with Transition Projects Inc. For Resident
Services
Celia Strauss read the title of the resolution on the Consent Calendar. Commissioner Brian
Lessler moved to adopt the resolution on the Consent Calendar. Treasurer Miki Herman
seconded the motion.
Vote as follows:
Chair David Widmark —Aye
Vice Chair Jim Smith —Aye
Treasurer Miki Herman —Aye
Commissioner Tiffiny Hager —Aye
Commissioner Damien Hall —Aye
Commissioner Brian Lessler —Aye
Commissioner Charlene Mashia —Aye
REPORT
Bud Clark Commons Update
Rachael Duke shared a slide-show giving a history of the Bud Clark Commons and
overview of the supportive housing and Housing First models. She emphasized that
services for participants are voluntary, the focus of the efforts are to stay and remain in
housing for persons who do not have a long history of housing stability. The model at Bud
Clark Commons is a platform for providing healthcare services. Duke observed, a recent
Mission Moment, the skin care clinic, as an example of this platform in operation.
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Rachael Duke explained that Home Forward does not provide services, but ensures that
services are available. Duke provided an overview of how individuals access housing at the
Bud Clark Commons using a Vulnerability Assessment Tool (VAT). The VAT targets the
most vulnerable individuals. Applicants are scored according to a number of criteria such
as mental health, primary health, and substance abuse history. Scoring is according
vulnerability.
Shannon Schmidt talked about services available at the Bud Clark Commons. Services
on-site include a Resident Services Coordinator, who organizes and facilities community
events, and assists residents in accessing services. Staff maintains regular contact with
local clinics, including providing assistance to residents in scheduling appointments and
sending appointment reminders. Additional examples of services at the property include
an arts program funded by the Regional Arts and Culture Council (RACC), foot clinics,
haircuts, acupuncture and mental health services. Schmidt emphasized that a highly
collaborative approach between property management and resident services is the
cornerstone of the Bud Clark Commons. This collaborative approach includes working
with Cascadia Behavioral Healthcare.
Allison Browne of Cascadia Behavioral Healthcare introduced herself as one of four
contracted mental health clinicians on-site, providing residential and group counseling. The
Cascadia team is completed by a visiting psychiatrist, who can prescribe medication.
Cascadia Behavioral Healthcare delivers case management, care coordination, advocacy
and resource referral to residents. They utilize an evidenced based practice and are
considered an out-patient practice. Cascadia Behavioral Healthcare focuses their
outreach and enrollment to those who want to opt in. They work to develop relationships
with all residents; including residents not participating in services.
Shannon Schmidt addressed demographics of households served and housing outcomes
since starting operations. Examples of outcomes are residents transitioning to traditional
public housing, moving into more service-enriched housing, lease-violations and death.
Shannon Schmidt remarked that many residents are very ill, and have health issues
including COPD, cancer and liver failure. Many residents pass-away. By living at the Bud
Clark Commons they are provided a space to die with dignity.
Rachael Duke explained a way to ensure stability of funding is to look for opportunities of
cost savings. She shared that a recent study by the Center for Outcomes Research and
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Education (CORE) found that a 45% reduction in Medicaid service dollars occurred for
residents living at the Bud Clark Commons. Housing is an important social determinant of
health. Looking for ways to work more closely with healthcare providers to reinvest
healthcare savings dollars into housing is a means to ensure stability of funding for
housing.
Bringing the slide-show presentation to an end Rachael Duke commented on challenges
connected to housing stability related to mental health and housekeeping. Evictions are
hard on staff, and in an environment that is independent living, strategies for addressing
mental health can be limited.
Chair David Widmark asked if the Bud Clark Commons is at capacity for the other service
providers—if there are opportunity to expand. Rachael Duke responded that resources
are well matched to needs. That there could be more resources behind mental health and
housekeeping, however, she took note that, A Home for Everyone meeting is also
addressing these issues. Duke also suggested looking to other partners to finance these
needs, for example Medicaid.
Commissioner Brian Lessler noted the symbiotic relationship of supportive housing model,
and asked what does “success mean?” Rachael Duke answered it is the city of Portland’s
metric. The City asks how many people are still housed. She noted that deceased
individuals are removed from the metric, adding that this only applies to the first year.
Commissioner Brian Lessler asked a follow up question of what number of residents do
not participate at all and what happens to those individuals? Allison Browne returned that
some individuals, whose illness is not primarily mental, score high on the VAT. She also
noted that some individuals keep to themselves and self-manage. She observed that
seven households fit into this category.
Treasurer Miki Herman asked Shannon Schmidt to expound upon the highly-collaborative
model. Schmidt answered that property management does not make any decisions that
impact a household without discussing the decision with resident services. She also
identified that staff maintain an electronic log of resident issues which is analyzed to
produce a conversation log. The conversation log is then used to hold knock and talks
with residents to make the appropriate follow-up.

6

Treasurer Miki Herman commented that it sounded like a high-maintenance system and
wondered if there was an adequate staffing level. Shannon Schmidt stressed that the
system is integrated into operations of the property.
Treasurer Miki Herman asked if there were shift rotations. Schmidt said no, but that staff
has the opportunity to take extra shifts as they become available.
Commissioner Tiffiny Hager asked about the scattered site option and to describe if there
is a success rate difference between the models. Rachael Duke shared that both kinds of
supportive housing are important in a community and that there isn’t a definitive success
rate difference. She explained that living in market-rate housing may be obtainable for
some individuals provided services come to them. Operations at the Bud Clark Commons
encourage individuals who may function in market rate housing to transition there. This
approach saves the site-based services housing offered at the Bud Clark Commons for
others with that need.
In closing, Shannon Schmidt shared she used to be a resident of Northwest Tower and
Rachael Duke commended Schmidt’s background in property management.
Chair David Widmark thanked the presenters for their work and the Board’s pride in the
work at Bud Clark Commons.
Michael Buonocore took a moment to acknowledge Rachael Duke, and that it will be
difficult to say goodbye. She has accepted a position as the Executive Director of
Community Partners for Affordable Housing.
REPORT
Short Term Rent Assistance Program Update
Jaclyn Eaton addressed that Short Term Rent Assistance (STRA) dollars come from our
Moving To Work (MTW) flexibility and provided an overview of STRA. The STRA programs
allows for homeless prevention assistance, permanent housing placement and emergency
shelter in the form of hotel vouchers. STRA is resident based, but it is not a housing
choice voucher, or public housing. It is described as bridge assistance, and is limited to
24 months of assistance or less. The goal outcome of STRA is long term housing stability.
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Five partners, City of Portland, Gresham, Home Forward, Multnomah County and United
Way, fund STRA dollars to Home Forward and Home Forward allocates the money to
eighteen community partners to use the dollars. Home Forward monitors and evaluates
provider performance, designs and implement programs and provides technical assistance
and training on the fund. Primary uses of STRA dollars go towards security deposits, rent
arrears and hotel vouchers. Other eligible costs include payment of storage fees and
mortgage payment assistance. STRA is successful because it is tied to providers offering
a suite of services. Examples of these services include utility assistance, food boxes,
cultural specific programming, ELL classes, employment training, and parenting classes.
Last year 2,709 households were served by STRA. Jaclyn Eaton provided the example of
this being the equivalent to serving the same number of persons as the capacity of the
Arlene Schnitzer Theater.
Jaclyn Eaton emphasized that service providers are judicious with their use of STRA
dollars and that this is evident in the housing stability outcomes. Eaton also
acknowledged the limitations of the STRA program, and that demand far outstrips supply.
An additional weakness is that a decentralized approach can be confusing for customers.
It is often difficult to identify in real-time which providers have short-term rent assistance
dollars are available. At this time 211Info is working to actively resolve this challenge.
Eaton closed recognizing the strengths of the STRA program: providing targeted
assistance, ease of administration, reduced costs, and opportunities for providers to
coordinate resources. She shared the example of being able to target assistance to
veteran’s and the homeless family system of care.
In 2017, the STRA program will issue their Request for Proposals for service providers.
They will continue their interest in striving to achieve equity across the community.
Treasurer Miki Herman asked how to obtain more dollars into the STRA pool highlighting
United Way’s smaller contribution.
Eaton noted that United Way is a new partner. Ian Slingerland shared that he anticipated
an influx of funds as a result of the Renters State of Emergency and the commitment from
Multnomah County and City of Portland to allocate dollars toward this effort. He also
mentioned that a proposal has been submitted to Meyer Memorial Trust about working
with a CCO or healthcare foundation to obtain more dollars.
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Commissioner Brian Lessler shared his affection for the STRA program and asked what
the Board of Commissioners can do to help to this program.
Ian Slingerland said that Moving To Work resources could be deployed to expand STRA,
but that means serving less individuals through the voucher program. He stated that A
Home For Everyone allows a framework to consider where to invest resources. There are
strings that come with STRA money that cannot be untied. STRA needs to be flexible and
easy to use. General fund dollars from the city are more effective than MTW dollars. The
number of people experiencing first-time homelessness has increased and is tied to the
housing emergency. Continuing to be an active partner in A Home For Everyone will
benefit STRA.
Commissioner Tiffiny Hager asked about the timeline for improvements to the 211Info
referral system. Jaclyn Eaton answered that there is an active pilot group testing different
approaches to improving the 211 system. The biggest challenge is determining how often
to communicate when rent assistance is available. The pilot group is working to identify the
tool and right frequency and anticipated this work to be completed in the next few months.
Treasurer Miki Herman inquired about utility payment assistance. Eaton responded that
utility assistance dollars are a different pool than STRA.
Chair David Widmark expressed being impressed by the dollar amount of assistance and
applauded service providers for their conservative allocation of assistance.
RESOLUTION 15-10-02
Recognize Chief Administrative Officer Rebecca Gabriel
Executive Director Michael Buonocore acknowledged Rebecca Gabriel’s retirement and
read Resolution 15-10-02.
Chair David Widmark moved to adopt the resolution on the Consent Calendar.
Commissioner Brian Lessler seconded the motion.
Chair Widmark appreciated Rebecca’s work in the Executive Director search and her
support to him in his role on the board.
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Rebecca Gabriel thanked the board for the opportunities and challenges and words of
appreciation. She shared working at Home Forward was her dream job. Executive
Director Buonocore presented Gabriel with a copy of Resolution 15-10-02 acknowledging
her service along with a bouquet.
Vote as follows:
Chair David Widmark —Aye
Vice Chair Jim Smith —Aye
Treasurer Miki Herman —Aye
Commissioner Tiffiny Hager —Aye
Commissioner Damien Hall —Aye
Commissioner Brian Lessler —Aye
Commissioner Charlene Mashia —Aye
ADJOURN
Chair David Widmark adjourned the meeting at 7:48 pm.
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: November 17, 2015
Attest:

Home Forward:

_______________________________
Michael Buonocore, Secretary

_______________________________
David M. Widmark, Chair

10

CONSENT CALENDAR

RESOLUTION 15-11-01
RECOGNITION OF RACHAEL DUKE, PROGRAM DIRECTOR, SUPPORTIVE HOUSING
WHEREAS, as program director for supportive housing, Rachael Duke developed and
championed programs, services, and partnerships that help our most vulnerable residents be
successful as tenants, ensuring the stability of their homes, and
WHEREAS, she brought decades of experience to this role, starting at Home Forward in 2000 as a
planner with responsibility for the agency’s homeless programs, broadening her responsibilities to
include oversight of the agency’s annual Moving to Work plan and report, and moving into
Resident Services in a management role, and
WHEREAS, this path led her to the Bud Clark Commons, where she poured her passion for
supportive housing, her considerable creativity, and her networking skills into leading the very
challenging work to define and operate a housing program that has become a national model,
creating permanent homes for men and women who are most vulnerable on our streets, and
WHEREAS, the same vision that propelled her to bring the Bud Clark Commons apartments to life
caused her to see the nexus between housing and health care, an area she has nurtured in her last
Home Forward chapter, pioneering ways to improve health care delivery to seniors with work that
again lights the way for others, and
WHEREAS, she is known throughout Home Forward and the larger community for her leadership
on some of our most pressing housing challenges and appreciated for her authentic voice, her
ability to have fun, and the love she has for those we serve, no matter how deep their issues; and
NOW, THEREFORE, BE IT RESOLVED, on the occasion of her departure from Home Forward to
become executive director of Community Partners for Affordable Housing, the Board of
Commissioners adopts this resolution in deep appreciation of Rachael’s singular contributions to
Home Forward and the welfare of its most vulnerable residents.
ADOPTED: NOVEMBER 17, 2015
Attest:

Home Forward:

Michael Buonocore, Secretary

David M. Widmark, Chair

MEMORANDUM

To:

From:

Board of Commissioners

Date:

Molly Rogers, Director of Asset
Management
503.802.8437

Subject:

Chris Hughson, Asset Manager
503.802.8483

November 17, 2015
Authorization to Acquire the
Limited Partner’s Interest in
Sequoia Square Limited
Partnership and Transfer the
Property to Home Forward
Resolution 15-11-02

The Board of Commissioners is requested to authorize: (1) the acquisition of Oregon
Equity Fund IV Limited Partnership's interest in Sequoia Square Limited Partnership; and
(2) the transfer of ownership of Sequoia Square from the Partnership to Home Forward.
This includes the following actions:






The execution of documents necessary to acquire Oregon Equity Fund IV Limited
Partnership's interest in Sequoia Square Limited Partnership;
The execution of documents necessary to dissolve the Partnership and transfer its
assets to Home Forward;
The execution of assignment, assumption and subordination documents relating to
JP Morgan Chase Bank, Portland Housing Bureau (PHB), Oregon Housing and
Community Services (“OHCS”) and other liens or regulations tied to the property;
The execution of any other documents deemed necessary by our counsel to
effectuate this transaction.

Home Forward has engaged the law firm Kantor Taylor to assist with this transaction. We
have obtained consent from the syndicator, the National Equity Fund (NEF), to this
transfer.

ISSUE
In 2001, Home Forward entered into a Low Income Housing Tax Credit Partnership to
construct Sequoia Square Apartments. The property consists of 10 single room
occupancy, 38 two-bedroom, 10 three-bedroom and 4 four-bedroom apartments. We
utilized a combination of tax credit equity, a loan from JP Morgan Chase, and funding from
the City of Portland to finance the development. In exchange for the tax credit equity, the
Partnership provided NEF with 10 years of tax credits and tax losses. At the end of the
15-year LIHTC compliance period, it was anticipated that NEF would exit the Partnership
and Home Forward would take over ownership. Home Forward has the right to purchase
NEF's interest for the greater of the fair market value of the interest or the amount of exit
taxes owed. In this case, there are no exit taxes owing.
Fifteen-year old Sequoia Square is a three-story garden style community of flats and
townhomes, reserved for households with incomes between 30% and 60% of area
median income. The property includes two group homes containing 10 single room
occupancy units, which house formerly homeless individuals referred by Cascadia
Behavioral Healthcare. The property was constructed by Anderson Construction
Company, Inc., and is located in outer Southeast Portland, one block from the MAX line.
Sequoia Square has approximately $97,000 in operating reserves and $38,000 in
replacement reserves on hand. Our analysis of current capitalization rates, the
marketability of a Partnership interest position, and the limited control of a Partnership
interest position indicates a transfer value of zero ($0.00) is appropriate for the Limited
Partner's interest in the property. Acquiring this interest at this cost allows us to protect a
substantial portion of the reserves and gives Home Forward full control of the property.
Home Forward's out of pocket costs to close this transaction are anticipated to be
$20,000. The Limited Partner has tentatively agreed to cover a portion of Home Forward's
legal fees, and it is anticipated that Sequoia Square's operating cash will cover the
remaining fees.
Sequoia Square has been able to return modest cash to Home Forward in the form of a
General Partner fee and General Partner Note payable. The property returned $20,127 to
Home Forward in 2014, and is on target to return $5,145 to Home Forward in 2015. After
the close of this transaction, Home Forward can expect the property to continue to return
some cash to the agency.
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There are risks inherent in owning rental real estate. Sequoia Square operates within rent
restrictions ensuring affordability for families earning between 30% and 60% of area
median income. The property is able to service the senior debt to JP Morgan Chase and
return nominal cash to Home Forward.
A capital needs assessment dated September 22, 2015, prepared by EMG, indicates
immediate repair costs of $10,360. There are no significant rehabilitation needs at Sequoia
at this time. However, given the building’s age (15 years), we should be putting more
deposits into replacement reserves than we are currently so we can address short and
long term capital needs as they arise.
The opportunity for Home Forward is to realize our intentions when we entered into the
Partnership, which is to own this property outright. The 62 units at this property are set
aside for individuals and families earning between 30% and 60% of area median income.
By taking ownership of this property, we are preserving this valuable resource for the
community.
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RESOLUTION 15-11-02
RESOLUTION 15-11-02 AUTHORIZES THE EXECUTION AND DELIVERY OF
DOCUMENTS BY HOME FORWARD, ON ITS OWN BEHALF AND IN ITS CAPACITY AS
GENERAL PARTNER OF THE SEQUOIA SQUARE LIMITED PARTNERSHIP, TO
EFFECTUATE THE TRANSFER OF THE LIMITED PARTNER’S INTEREST IN THE
PARTNERSHIP TO HOME FORWARD AND THE SUBSEQUENT DISSOLUTION OF THE
PARTNERSHIP AND DISTRIBUTION OF ITS ASSETS TO HOME FORWARD
WHEREAS, Home Forward seeks to encourage the provision 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 enter into partnership
agreements and to make loans to partnerships 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 and sanitary urban or rural housing for
persons or families of lower income”;
WHEREAS, Home Forward serves as the General Partner of Sequoia Square Limited
Partnership, an Oregon limited partnership (the “Partnership”), which Partnership owns
and operates Sequoia Square in Portland, Oregon (the “Project”);
WHEREAS, the limited partner in the Partnership is Oregon Equity Fund IV Limited
Partnership (the “Limited Partner”);
WHEREAS, Home Forward desires to acquire the Limited Partner’s interests for a nominal
fee (estimated to be $1.00);
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WHEREAS, upon the acquisition of the Limited Partner’s interests, Home Forward desires
to take such steps as may be necessary to dissolve the Partnership and distribute its
assets to Home Forward;
WHEREAS, in order to acquire the Limited Partner’s interests, dissolve the Partnership,
and distribute the Partnership assets to Home Forward it will be necessary for the
Partnership and/or Home Forward to obtain the consent of the Oregon Housing and
Community Services Department (the “Allocating Agency”), JP Morgan Chase and
Portland Housing Bureau (together the “Project Lenders”) and to execute such assignment
and assumption agreements and other transfer documents as may be reasonably required
by OHCS and the parties above;
WHEREAS, Home Forward anticipates receiving Limited Partnership Purchase Agreement
and Assignment and Assumption Agreement documents from Oregon Equity Fund IV
Limited Partnership outlining transfer conditions; and
WHEREAS, ORS 456.135 authorizes Home Forward to delegate to one or more of its
agents and employees such powers as it deems proper;
NOW, THEREFORE, BE IT RESOLVED,
1.
General Approval of Transfer of Partnership Interests. Home Forward hereby
approves the acquisition of the Limited Partner’s interests in the partnership and
further approves taking such steps as may be reasonably required to then dissolve
the Partnership and distribute its assets to Home Forward.
2.

Approval of Partnership Documents. The documents as may be reasonably
required to effectuate the transfer of the Limited Partnership Interests to Home
Forward are hereafter referred to as the “Partnership Documents”. The Chair of the
Board, Home Forward’s Executive Director and their respective designees (each,
an “Authorized Officer” and, together, the “Authorized Officers”), and each of them
acting alone, are authorized and directed to execute and deliver, on behalf of Home
Forward (acting on its own behalf or as general partner of the Partnership), the
Partnership Documents; provided however, any Authorized Officer may approve on
Home Forward’s behalf any further changes to the such documents including
material changes, and such Authorized Officer’s signature on the final Partnership
Documents shall be construed as Home Forward’s approval of such changes. The
Authorized Officers (and each of them acting alone) are further authorized and
directed to execute and deliver, on behalf of Home Forward (acting on its own
5

behalf or as general partner of the Partnership), any other documents reasonably
required to be executed by Home Forward or the Partnership to carry out the
transactions contemplated by the Partnership Documents.
3.

Approval of Transfer Documents. Home Forward anticipates that certain
assignment, assumption and consent documents will be required by the Project
Lenders and the Allocating Agency pursuant to which Home Forward will agree to
assume and be bound by the bond and loan documents and regulatory
agreements and/or covenant affecting the Project (collectively the “Transfer
Documents”). The Authorized Officers (and each of them acting alone) are
authorized and directed to execute and deliver, on behalf of Home Forward (acting
on its own behalf or as general partner of the Partnership), the Transfer Documents.
The Authorized Officers (and each of them acting alone) are further authorized and
directed to execute and deliver, on behalf of Home Forward (acting on its own
behalf or as general partner of the Partnership), any other documents reasonably
required to be executed by Home Forward or the Partnership to carry out the
transactions contemplated by the Transfer Documents.

4.

Approval of Dissolution of the Partnership and Distribution of Assets. Home
Forward further authorizes the Authorized Officers (and each of them acting alone)
to take such steps and to execute and deliver such documents as may be
necessary to dissolve the Partnership and distribute the assets of the Partnership to
Home Forward. Such documents may include but are not limited to a certificate of
dissolution, such deeds, bills of sale and/or other assignments as may be required
to distribute all Partnership assets to Home Forward and the filing of those tax
returns as may be necessary to effectuate the transfer of Limited Partnership
Interests, the dissolution of the Partnership assets and the distribution of such
assets to Home Forward.

5.

Ancillary Documents. The Authorized Officers (and each of them acting alone) are
authorized on behalf of Home Forward (acting on its own behalf or as general
partner of the Partnership) to execute, deliver and/or file (or cause to be delivered
and/or filed) any affidavits, certificates, letters, government forms, documents,
agreements and instruments that any such Authorized Officer determines to be
necessary or desirable: (i) to give effect to this resolution and/or (ii) to consummate
the transactions contemplated herein.
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6.

Expenditures. Home Forward is authorized to expend such funds (and to cause
the Partnership to expend such funds from the operating reserve or any available
reserves) as are necessary to pay for all filing fees, application fees, registration fees
and other costs relating to the actions authorized by this resolution.

7.

Acting Officers Authorized. Any action required by this resolution to be taken by the
Chair of the Board or Executive Director of Home Forward may, in the absence of
such person, be taken by the duly authorized acting Chair of the Board or acting
Executive Director of Home Forward, respectively.

8.

Effective Date. This resolution shall be in full force and effect from and after its
adoption and approval.

ADOPTED: NOVEMBER 17, 2015
Attest:

Home Forward:

Michael Buonocore, Secretary

David M. Widmark, Chair
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MEMORANDUM

To:

From:

Board of Commissioners

Date:

Mike Andrews, Director,
Development and Community
Revitalization

Subject:

November 17, 2015
Authorize Bond Inducement for
Oliver Station
Resolution 15-11-03

Ben Loftis, Development Finance
Coordinator

The Board of Commissioners is requested to approve an inducement resolution that
declares its intention to issue not to exceed $20,000,000 conduit revenue bonds for the
development of Oliver Station, an approximately 130-unit new construction development
to be located at 92nd Avenue and Foster Road in the Lents Neighborhood of the City of
Portland. The resolution also authorizes the execution of an indemnification agreement
and compensation agreement.
This action supports Strategic Operations Plan Goal 2: We will increase the number of
housing units for our community through preservation, development and acquisition.
In order to aid in the development of Oliver Station, Palindrome Communities has
requested that Home Forward serve as issuer of tax-exempt Private Activity Bonds
(“PABs”) and use the proceeds thereof to a to-be-formed tax credit entity (the “Borrower”).
If issued, the PABs will be limited obligations of Home Forward, payable only from
payments received from the Borrower and Palindrome Communities, and secured by a lien
on the Oliver Station property. Palindrome Communities and/or the Borrower would be
responsible for paying all costs incurred by Home Forward in connection with the issuance
of the PABs including, but not limited to, bond counsel fees, TEFRA notice fees, and PAB
Volume Cap Application fees.

Home Forward would earn fees totaling approximately $100,000 for its role as the bond
issuer. The internal work load would be managed by existing staff, and there would be no
significant impact on agency expenses for this transaction.
If this financing proceeds, the Board of Commissioners will be asked to approve a separate
resolution authorizing the issuance of the PABs and setting forth certain financing terms.
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RESOLUTION 15-11-03
RESOLUTION 15-11-03 DECLARING AN INTENT TO ISSUE NOT TO EXCEED
$20,000,000 OF CONDUIT REVENUE BONDS FOR THE ACQUISITION AND
DEVELOPMENT OF THE OLIVER STATION PROJECT AND AUTHORIZING THE
EXECUTION OF AN INDEMNIFICATION AND COMPENSATION AGREEMENT BY AND
BETWEEN HOME FORWARD AND PALINDROME COMMUNITIES
WHEREAS, Home Forward is a public body corporate and politic of the State of Oregon and
is empowered by ORS 456.005 to 456.235 (the “Act”) to issue revenue bonds for the
purpose of financing housing projects; and
WHEREAS, Palindrome Communities (the “Sponsor”) intends to form a separate legal entity
(the “Borrower”) as an Oregon limited partnership of which the Sponsor will be the sole
general partner, an Oregon limited liability company of which the Sponsor will be the
managing member, or other similar arrangement; and
WHEREAS, the Sponsor has requested that Home Forward issue and sell its revenue bonds
(the “Bonds”) in an amount not to exceed $20,000,000 pursuant to the Act, to assist the
Borrower in financing the acquisition and development of a new approximately 130-unit
development to be known as Oliver Station, to be located at 92nd Avenue and Foster Road
in the Lents Neighborhood of the City of Portland, Oregon, to provide housing for lowincome persons (the “Project”), the estimated cost of which is not expected to exceed
$33,900,000; and
WHEREAS, Home Forward desires to provide such assistance, if certain conditions are met;
and
WHEREAS, the use of the proceeds of the sale of the Bonds by the Borrower will permit the
Borrower to acquire and develop the Project, thereby providing decent, safe, and sanitary
housing for persons and families of lower income (as defined in the Act) for a period of not
3

less than 15 years and otherwise promoting the general health and welfare of the inhabitants
within the jurisdictional limits of Home Forward; and
WHEREAS, Home Forward deems it necessary and advisable that it take such action as may
be required under the Act to authorize and issue the Bonds in one or more series to finance
part of the cost of the Project in a total amount not to exceed $20,000,000; and
WHEREAS, Treasury Regulations Section 1.103-8(a)(5) requires that, in order for
expenditures for an exempt facility that are made before the issue date of bonds issued to
provide financing for that facility to qualify for tax-exempt financing, the issuer must declare an
official intent under Treasury Regulations Section 1.150-2 to reimburse any such
expenditures from the proceeds of those bonds, and one of the purposes of this resolution is
to satisfy the requirements of such regulations.
NOW, THEREFORE, BE IT RESOLVED:
1.
To assist in the financing of the Project, with the public benefits resulting
therefrom, Home Forward declares its intention, subject to the conditions and terms set forth
herein, to issue and sell its revenue bonds or other obligations (the “Bonds”) in a principal
amount of not to exceed $20,000,000, and to reimburse the Borrower from proceeds of the
Bonds for expenditures for the Project made by the Borrower before the issue date of the
Bonds.
2.
The proceeds of the Bonds will be used to assist in financing the Project, and
may also be used to pay all or part of the costs incident to the authorization, sale, issuance
and delivery of the Bonds.
3.
The Bonds will be payable solely from the revenues derived as a result of the
Project or other funds of the Borrower and the Sponsor pledged thereto including, without
limitation, amounts received under the terms of any financing document or by reason of any
additional security furnished by or on behalf of the Borrower in connection with the financing
of the Project. The Bonds shall bear such rate or rates of interest, payable at such times,
shall mature at such time or times, in such amount or amounts, shall have such security, and
shall contain such other terms, conditions and covenants as shall later be provided by
resolution of the Board of Commissioners of Home Forward.
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4.
The Bonds shall be issued subject to the conditions that (a) Home Forward,
the Borrower and the purchaser of the Bonds shall have first agreed to mutually acceptable
terms for the Bonds and the sale and delivery thereof and mutually acceptable terms and
conditions of the loan or other agreement for the Project, and (b) all governmental approvals
and certifications and findings required by laws applicable to the Bonds first shall have been
obtained. The Executive Director of Home Forward or his or her designee is authorized to
cooperate with the Sponsor seek an allocation of volume cap for the Bonds from the Private
Activity Bond Committee of the Debt Management Division of the Oregon State Treasury.
5.
For purposes of applicable Treasury Regulations, the Borrower is authorized to
commence financing of the Project and advance such funds as may be necessary therefor,
subject to reimbursement for all expenditures to the extent provided herein out of proceeds, if
any, of the issue of Bonds authorized herein.
6.
The adoption of this resolution does not constitute a guarantee that the Bonds
will be issued or that the Project will be financed as described herein. The Board of
Commissioners of Home Forward shall have the absolute right to rescind this resolution at
any time if it determines in its sole judgment that the risks associated with the issuance of the
Bonds are unacceptable.
7.
It is intended that this resolution shall constitute a declaration of official intent to
reimburse expenditures for the Project made before the issue date of the Bonds from
proceeds of the Bonds, for the purposes of Treasury Regulations Sections 1.103-8(a)(5) and
1.150-2.
8.
Executive Director of Home Forward is granted the discretionary authority to
negotiate and enter into an Indemnification and Compensation Agreement with Sponsor
setting forth the respective agreements and undertakings of Home Forward and the Sponsor
with respect to the proposed issuance of the Bonds, if the Executive Director deems it
necessary and advisable for the best interest of Home Forward to enter into such an
agreement; and
9.
Foster Pepper PLLC, Seattle, Washington, is hereby retained as bond counsel
to supervise the proceedings and approve the validity and tax exempt status of the Bonds.
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10.
Any actions of Home Forward or its officers prior to the date hereof and
consistent with the terms of this resolution are ratified and confirmed.
11.
Any action required by this resolution to be taken by the Executive Director of
Home Forward may in the absence of such person be taken by the duly authorized acting
Executive Director of Home Forward.
ADOPTED: NOVEMBER 17, 2015
Attest:

Home Forward:

Michael Buonocore, Secretary

David M. Widmark, Chair
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CERTIFICATE
I, the undersigned, the duly chosen, qualified and acting Executive Director of Home
Forward and keeper of the records of Home Forward, CERTIFY:
1.
That the attached Resolution No. 15-11-03 (the “Resolution”) is a true and
correct copy of the resolution of the Board of Commissioners of Home Forward, as adopted
at a meeting of Home Forward held on November 17, 2015, and duly recorded in the minute
books of Home Forward.
2.
That such meeting was duly convened and held in all respects in accordance
with law, and, to the extent required by law, due and proper notice of such meeting was
given; that a quorum was present throughout the meeting and a majority of the members of
the Board of Commissioners of Home Forward present at the meeting voted in the proper
manner for the adoption of the Resolution; that all other requirements and proceedings
incident to the proper adoption of the Resolution have been duly fulfilled, carried out and
otherwise observed, and that I am authorized to execute this Certificate.
IN WITNESS WHEREOF, I have hereunto set my hand this 17th day of November,
2015.
HOME FORWARD

Executive Director and Secretary
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MEMORANDUM

To:

From:

Board of Commissioners

Date:

Mike Andrews, Director
Development and Community
Revitalization
503.802.8507

Subject:

November 17, 2015
Authorize a Contract Amendment
of $150,000 with Willamette
Express Ltd.
Resolution 15-11-04

Rodger Moore, Director of
Property Management
503.280.3745
Myriam Demezas, Relocation
Program Manager, Development
and Community Revitalization
503.802.8501

The Board of Commissioners is requested to authorize the Executive Director to amend
contract number C1511 with Willamette Express Ltd. by $150,000 in order to complete
the packing and moving needed for the 85 Stories Project.
This action supports Strategic Operations Plan Goal 2: To increase the number of housing
units for our community through preservation, development and acquisition. It specifically
supports Priority Initiative 1: Evaluate and reposition existing projects, with an emphasis
on preserving the public housing high rises.
ISSUE
Staff of the Development and Community Revitalization Department issued a formal
Request for Bids (RFB) for qualified moving firms in December 2014. Supportive Services

Moving and Hauling and Willamette Express Ltd. were chosen to provide packing and
moving services to residents in Groups 1 (Gallagher Plaza & Northwest Tower) and Group
2 (Sellwood Center and Hollywood East) of the 85 Stories Renovation Project.
Home Forward made the commitment to provide packing and moving services throughout
the construction period. Home Forward entered into a contract with Willamette Express
for $125,000. The contract amount was increased by a $95,000 amendment to cover
moving expenses through November, 2015. The 85 Stories project has received board
approval for additional construction scopes of work. This will require additional packing
and moving of resident belongings through June, 2016. Therefore, we are requesting a
second amendment to the contract for an additional $150,000.
There will continue to be a single point-of-contact within Home Forward managing the
contract. As moves are needed, this staff member will schedule moves, matching up
resident needs and the construction schedule. The fees for service are based on hourly
rates established in the original contract.
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RESOLUTION 15-11-04
RESOLUTION 15-11-04 AUTHORIZES THE EXECUTIVE DIRECTOR TO EXECUTE A
CONTRACT AMENDMENT WITH WILLAMETTE EXPRESS LTD FOR PACKING AND
MOVING SERVICES FOR THE 85 STORIES PROJECT
WHEREAS, Willamette Express was hired under contract C1511for $125,000 to provide
packing and moving for the relocation effort of the 85 Stories Project, and
WHEREAS, the contract with Willamette Express Ltd. has been amended for $95,000; and
WHEREAS, an additional amendment of $150,000 is estimated to cover the packing and
moving services for Willamette Express Ltd. to complete the 85 Stories Project; and
WHEREAS, approval by the Board of Commissioners of Home Forward is required prior to
the execution of contracts or amendments over $100,000; and
NOW, THEREFORE, BE IT RESOLVED, that the Board of Commissioners of Home Forward
authorizes the Executive Director to execute a contract amendment with Willamette
Express Ltd for $150,000 to complete the packing and moving services for the 85 Stories
project.
ADOPTED: NOVEMBER 17, 2015
Attest:

Home Forward:

Michael Buonocore, 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

Date:

Subject:

November 17, 2015
Authorize Design-Build Contract
for Repair and Renovation Work at
Gladstone Square and Multnomah
Manor
Resolution 15-11-05

Lewis Lyles, Project Manager,
Development and Community
Revitalization
503.802.8484

The Board of Commissioners is requested to authorize a design-build contract with
LMC Construction to design and construct renovation and repair work at Gladstone
Square and Multnomah Manor. The scope of services includes programming,
construction documents, bidding, and execution. MWA Architects is the prime design
subcontractor.
The value of this authorization is $34,440 and supports the pre-construction phase
through final programming (scope development) and cost estimating. Two future
amendments to the contract are expected – one to support the design phase and a
second amendment to support construction will be brought to the Board as work
progresses.
Physical improvements to Gladstone Square and Multnomah Manor support 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.

The first board action and important milestone relative to this project was board
authorization of the adoption of resolution 15-09-04, findings for a design-build contractor.
Gladstone Square is an affordable family housing site in Southeast Portland developed by
Home Forward in 1998. There are 36 two-bedroom apartments and 12 three-bedroom
apartments. Buildings are two- and three-story wood-framed structures. The final scope
of improvements at Gladstone Square scope is likely to include envelope and window
replacement, roof replacement, ventilation improvements, and energy efficiency
improvements.
Multnomah Manor is located in Northeast Portland. It was built in 1965 and purchased by
Home Forward in 1997. There are a total of 54 apartments on site, including 24 onebedroom apartments, 18 two-bedroom apartments, and 11 three-bedroom apartments.
Buildings are two-story wood-framed structures. The final scope of improvements at
Multnomah Manor is likely to include sanitary sewer and domestic line replacement,
ventilation improvements, energy efficiency improvements, and some interior dwelling
improvements due to the renovation work.
Financing for the project will utilize 4% Low Income Housing Tax Credits, tax exempt
bonds and Home Forward equity. Home Forward will provide seller financing for the
properties. The acquisition basis will increase LIHTC equity by approximately 40 percent.
Rental revenues are planned to increase with 21 additional project-based vouchers for
Gladstone Square and a budget-based rent increase for Multnomah Manor. Additionally,
the Portland Housing Bureau will subordinate the existing $1.08 million cash-contingent
loan for Gladstone Square.
The amount requested through this contract authorization is in the current development
budget.
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RESOLUTION 15-11-05
RESOLUTION 15-11-05 AUTHORIZES THE EXECUTIVE DIRECTOR OR HIS DESIGNEE
TO EXECUTE A DESIGN-BUILD CONTRACT FOR REPAIR AND RENOVATION WORK AT
GLADSTONE SQUARE AND MULTNOMAH MANOR
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, Gladstone Square is a multifamily residential rental facility located at 12020 SE
Gladstone Street in Portland, Oregon consisting of 48 apartments and Multnomah Manor
is a multifamily residential rental facility located at 9110 NE Hassalo Street in Portland,
Oregon consisting of 54 apartments (together, the “Project”); and
WHEREAS, in September 2015, Home Forward’s Board of Commissioners, acting as the
Contract Review Board, approved the exemption from competitive bidding requirements
and directed staff to initiate a design-build contractor selection process; and
WHEREAS, Home Forward contracting rules require the Home Forward Board of
Commissioners approval for contracts and contract amendments in excess of $100,000,
an amount this contract will exceed in amendment;
NOW, THEREFORE, BE IT RESOLVED, that the Board of Commissioners of Home
Forward hereby authorizes the Executive Director, or his designee, to execute this designbuild contract in the amount not to exceed $34,440.

ADOPTED: NOVEMBER 17, 2015
Attest:

Home Forward:

Michael Buonocore, Secretary

David M. Widmark, Chair
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FY2017
MOVING TO WORK
PLAN

MEMORANDUM

To:

From:

Board of Commissioners

Date:

Melissa Sonsalla, MTW
Program Analyst
503.802.8492

Subject:

November 17, 2015
FY2017 Draft Moving to Work
(MTW) Plan & Public Hearing

The purpose of this report is to present to the Board of Commissioners Home Forward’s
draft FY2017 Moving to Work (MTW) Plan and to provide an opportunity for public
comment on the draft plan, which can be found in its entirety on the Home Forward
website at: http://www.homeforward.org/home-forward/moving-to-work. No board action
is required at this time.
ISSUE
Home Forward’s designation as an MTW agency affords us regulatory relief in the
administration of Section 8 and public housing funds so long as all activities that use MTW
authority support at least one of three MTW objectives: (1) reduce costs and increase
efficiencies, (2) increase housing choice for low-income families and, (3) provide incentives
to families to become economically self-sufficient.
The draft MTW Plan was posted on our website on November 2, followed by a
presentation to community stakeholders on November 16. The Board of Commissioners
also previewed the draft plan at the work session on November 4. Approval of the final
plan is anticipated during the December 15, 2015 Board of Commissioners meeting.
This year’s plan proposes two new activities for HUD’s approval, both focused on the
Housing Choice Voucher program:


Modifications to Activity 13: Broaden range of approved payment standards

In our FY2015 Plan, Home Forward received approval to set payment standards in
the range of 80% to 120% of HUD’s established Fair Market Rents without seeking
prior HUD approval. Since that time, we have continued to see market rents in
Multnomah County outpace increases in Fair Market Rents. To address the rising
rents and support Housing Choice Voucher participants’ reasonable choice in
neighborhoods, Home Forward is re-proposing this activity to allow us to set
payment standards in the range of 80% up to 160% of HUD’s Fair Market Rents
without seeking HUD approval.
We are also modifying this activity to address the delay in the application of
payment standard adjustments, due to the biennial and triennial recertification
schedule. Currently a participant may experience an increase in contract rent, but
may have to wait several months or even years before the increased payment
standard is applied at a regular recertification. Home Forward is proposing that
instead of waiting for these regularly scheduled recertifications, we may also apply
payment standard increases at a participant’s interim review.


Proposed Activity 15: Tenant-based voucher set aside policies
Home Forward has found that leveraging our housing resources with services from
partners often results in better housing stability and success for our families. In
certain cases, we set aside a number vouchers for target households referred to us
by community partners as they provide services. Instead of using a standard
waiting list for these set asides (per HUD regulations), Home Forward is proposing
to use referral and selection procedures that are modeled after the existing VASH
program. This flexibility will increase efficiency and may reduce the number of days
a family has to wait between referral and issuance of the voucher.

More detailed information about these two proposed activities can be found in the
attached plan. The plan also includes narratives and HUD’s required metrics for our
ongoing activities, which do not have any major changes or modifications this year.
Attachment: FY2017 MTW Plan
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Introduction
Moving to Work (MTW) is a demonstration program that offers public housing authorities (PHAs) the opportunity to design and test innovative, locallydesigned housing and self-sufficiency strategies for low income families by allowing exemptions from existing public housing and Housing Choice
Voucher rules. The program also permits PHAs to combine operating, capital, and tenant-based assistance funds into a single agency-wide funding
source, as approved by HUD. The purposes of the MTW program are to give PHAs and HUD the flexibility to design and test various approaches for
providing and administering housing assistance that accomplish three primary goals:





Reduce cost and achieve greater cost effectiveness in Federal expenditures;
Give incentives to families with children where the head of household is working, is seeking work, or is
preparing for work by participating in job training, educational programs, or programs that assist people to
obtain employment and become economically self-sufficient; and
Increase housing choices for low-income families.

Home Forward has been designated an MTW agency since 1998. In 2009 we signed a new agreement with HUD that ensures our participation in the
program until 2018. This additional time has allowed us to expand our innovation, piloting detailed activities that would not be feasible in a limited time
frame.
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Overview of Home Forward’s Current MTW Activities
01 Rent Reform ............................................................................................................................................................................................................. 25
Home Forward has implemented large scale reform of our rent calculation.
02 GOALS – Home Forward’s family economic opportunity program ........................................................................................................................... 31
Home Forward has aligned its economic opportunity programs into one consolidated, locally tailored program.
03 Local Blended Subsidy............................................................................................................................................................................................. 37
Home Forward has created a local blended subsidy program, blending Section 8 and public housing funds to subsidize units.
06 Alternate inspection requirements for partner-based programs ................................................................................................................................ 39
Home Forward uses alternate inspection standards for programs where we contract our resources to be administered by partners.
07 Landlord self-certification of minor repairs ................................................................................................................................................................ 40
In cases where we deem it appropriate, Home Forward may accept an owner’s certification that repairs have been made.
08 Inspection and rent reasonableness at Home Forward-owned properties ................................................................................................................ 41
Home Forward sets rent reasonableness and inspects the unit when a voucher holder selects a unit we own.
09 Measures to improve the rate of voucher holders who successfully lease up ........................................................................................................... 42
Home Forward has implemented measures to improve landlord acceptance of Section 8 vouchers in the community.
10 Local Project-Based Voucher program .................................................................................................................................................................... 44
Home Forward has created a local project-based voucher program that is tailored to meet the needs of our community.
11 Align utility allowance adjustment process ................................................................................................................................................................ 49
Home Forward has aligned the utility allowance adjustment process for public housing and Section 8.
12 Alternative initial Housing Assistance Payment policy .............................................................................................................................................. 50
Home Forward will allow the initial inspection to take place after the effective date of the rental contract.
13 Broaden range of approved payment standards (proposed modification)................................................................................................................. 19
Home Forward will have the flexibility to establish payment standards between 80% and 120% of Fair Market Rents.
14 Program Based Assistance ..................................................................................................................................................................................... 52
Home Forward has designed a program that offers time limited rent assistance to help families access and/or retain stable housing.
15 Tenant-based voucher set aside policies (proposed) ................................................................................................................................................ 22
Home Forward sets aside vouchers with limited preferences which are aligned with supportive services for increased success.
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Overview of Non-MTW Activities
Home Forward’s goals and objectives for FY2017 also include a number of activities that do not require MTW flexibility, but are key to continuing to be
innovative in the ways we serve our community.
Regional Efforts
Home Forward has been working closely with our three neighboring housing authorities, as well as with the three local Workforce Investment Boards.
The goal is to identify and pursue strategies that are regional in nature and increase residents’ abilities to view the Portland Metro area as a single
region with respect to housing, jobs, and education. We have several activities under this umbrella:


Sharing jurisdiction with Clackamas County – Since July 2012, Home Forward and the Housing Authority of Clackamas County (HACC) have
been testing the impact of sharing jurisdictions. Sharing jurisdictions has allowed families with vouchers from either housing authority the
flexibility to use their voucher within Multnomah or Clackamas County without going through the portability process. While this effort has not
required MTW authority, Home Forward has pursued this activity with the hope of increasing administrative efficiency by reducing workload
related to portability, as well as increasing housing choice for families. Effective July 31, 2015, 144 Home Forward families were living in
Clackamas County with 56% of those living in low-poverty areas. There are also 126 Housing Authority of Clackamas County participants
who have taken advantage of the shared jurisdiction and moved to Multnomah County. In FY2015, Home Forward estimated administrative
savings of $36,345. With a tight rental market in the Portland Metro area, this activity is critical for giving participants greater choice.



Mobility Counseling and Transportation Toolkit – In 2013, Home Forward was awarded a grant from Metro, a regional governmental entity, to
work collaboratively with the three neighboring housing authorities to develop tools to provide mobility counseling to Section 8 participants.
The goal has been to help reduce participants’ combined housing and transportation costs and assist them in identifying housing locations
with affordable transit options to further Fair Housing goals. Since April 2014, each housing authority has been introducing the transportation
toolkit to participants when they move or attend the initial program orientation. The online and paper toolkit includes a video, brochures for
considering transportation costs when moving, a worksheet to compare transportation costs of housing choices, and a tutorial for using
WalkScore.



Expanding employment and training for housing authority residents – Home Forward, in partnership with the three other local housing
authorities and the three local Workforce Investment Boards in our region, received a $5.5 million, multi-year Workforce Innovation Fund grant
from the Department of Labor in 2012 to provide training and employment opportunities to housing authority residents. This grant built upon a
model that Home Forward and Worksystems, Inc. had been operating for several years. Home Forward received $1.1 million to fund case
management staff to support 270 residents as they accessed training and employment opportunities through the local Worksource system in
high demand occupations. Funds were also available to provide employment supports (such as assistance with transportation and childcare)
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for participating families. The grant will end in April of 2016, but all participating partners have committed to either continue elements of the
program with existing resources or explore potential funding sources to support continuation. Lessons learned from this program will inform
future collaborations between Home Forward and the Workforce system.
Employment/Education Preferences
Home Forward’s public housing program added the employment/education and training preference at nine family properties: New Columbia, Slavin
Court, Eliot Square, Celilo Court, Floresta, Maple Mallory, Chateau, Madrona Apartments and Stephens Creek Crossing. Applicants who are currently
employed (defined as working an average of 30 hours per month) or are engaged in a training or education program qualify for the preference.
Applicants who are senior or a person with a disability receive an equal preference at the property. An informational mailing went out to applicants on
all of Home Forward’s waiting lists in February 2014 that allowed them to switch to or from a site with the preference.
The Section 8 waiting list mirrors the above preference. The waiting list includes a preference for households that are employed or engaged in a
training or education program. As we pull from the list, priority selection is offered to seniors, people with disabilities, and families who qualify for the
preference. Households who do not have one of these priority preferences may wait longer to receive their voucher.
Saint Francis Park Apartments
Home Forward has entered into a development agreement with a local non-profit, Catholic Charities, and a local parish in order to build affordable
housing on land currently owned by the parish. Home Forward is serving as project developer and Catholic Charities will be the owner and operator
upon completion. 106 units, affordable to households below 60% MFI, will be made available in this highly desirable neighborhood located in inner
southeast Portland, close to jobs, transportation and neighborhood amenities. Programming by Catholic Charities will also ensure services for
approximately 25 of the households, including supports for women and children who have experienced homelessness and/or domestic violence. The
land has been purchased and the local development subsidy has been secured. Construction is slated to begin the end of FY2016.
Framework Apartments
Home Forward is collaborating in a partnership that will develop an innovative, 12-story urban building highlighting five floors of workforce rental
housing (60 units) for households at 80% MFI and below. The building will also include ground-floor retail and offices and will be located in Portland’s
downtown “Pearl District” – one of Portland’s most desirable (and expensive) mixed-use neighborhoods. The building is designed as a wood framed
building constructed primarily of an innovative structural system plus a wood product termed Cross Laminated Timber. It is supported by a $1.5
million award from the U.S. Department of Agriculture’s (USDA) Tall Wood Building Prize Competition. It represents an urban-rural connection that
promotes use of domestically sourced and engineered wood products, thereby increasing demand from domestic rural lumber mills and boosting their
local economies. Construction is anticipated to begin in October 2016 with the opening date scheduled for December 2017.
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VASH Households
Veterans Affairs Supportive Housing (VASH) vouchers are an important and valuable resource for homeless veterans in our community. Since our
original award of 70 vouchers in FY2009, Home Forward has received additional awards representing an increase of 650%. Most recently, Home
Forward was awarded 79 new VASH vouchers in April 2015 with an effective date of June 1, 2015. With this additional award our total will be 525
vouchers. We are proud to administer these vouchers for the veteran men and women in our community.
As of September 2015 our VASH utilization had dropped to 76% as we work to lease up the most recent award of vouchers. Our ability to lease-up
new VASH awards has been hampered by increasingly challenging market conditions and insufficient referrals from the Department of Veterans Affairs
(VA). We continue to work diligently the VA, local jurisdictional representatives and non-profit partners to increase or utilization. In FY2015, Home
Forward continued to provide security deposit assistance, and Multnomah County funded additional flexible placement and retention assistance which
could be used for any costs related to removing barriers related to lease-up, such as application fees, utility and housing debt, and transportation
costs associated with housing search.
Early in 2015, Portland Mayor Charlie Hales and Multnomah County Chair Deborah Kafoury signed on to the Mayors Challenge to End Veteran
Homelessness by the end of 2015. To achieve this goal, our community is creating a well-coordinated system designed to assure that veteran
homelessness is rare, brief, and non-recurring, and no veteran is forced to live on the street and that every newly discovered veteran living on the
streets is offered immediate access to shelter and crisis services, while permanent stable housing and appropriate supports are being secured. Key to
our plan to end veteran homelessness has been the full utilization of VASH, and to that end, Home Forward worked with our partners to implement the
following strategies:
 Learning from the experience of other communities, we will be working with partners to develop a dynamic “name registry” of veterans
experiencing homelessness in order to facilitate outreach and connection to appropriate housing programs. The registry is continually
updated, and our community has held two registry weeks during which volunteers and outreach workers connected with people experiencing
homelessness to identify veterans and add them to the registry.
• Mayor Hales and Chair Kafoury are spearheading targeted recruitment of landlords that will be coupled with increased support for housing
providers renting to veterans exiting homelessness. These new supports will include a landlord guarantee and a retention program that will
provide after-hours support to landlords and veterans placed through our efforts.
 Home Forward is providing priority access to 50 units within our affordable housing portfolio, as they become vacant, for veterans with VASH
vouchers or other veteran assistance, such as Supportive Services for Veteran Families.
• We are working with partners to utilize rapid rehousing programs, including Supportive Services for Veteran Families, as a bridge to VASH.
• We are pursuing opportunities to project-base VASH vouchers in buildings that will provide greater access and retention for veterans with high
barriers to success in the private market.
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In fall of 2014 we requested authorization from the HUD Voucher Office to include VASH voucher holders in the application of approved MTW
activities. In November and December 2014, we received approval to apply the requested MTW activities to VASH voucher holders.
A Home for Everyone
A Home for Everyone is a community-wide effort to better assist people experiencing homelessness in Multnomah County. Established through a
charter adopted by Home Forward, Multnomah County and the cities of Portland and Gresham, A Home for Everyone is led by an executive
committee comprised of jurisdictional and funding partners and supported by a coordinating board comprised of a diverse set of community, nonprofit and government stakeholders. By charter, Home Forward has a seat on the Home for Everyone Executive Committee.
In 2014, the Home for Everyone Coordinating Board developed staged action plans related to community efforts to address homelessness. This
included an actionable plan to end veteran homelessness by 2016, an assessment of housing needs and gaps for people experiencing homelessness,
and a plan to reduce the gap by 50% by July 2017. In response to action plans developed by a Home for Everyone, Home Forward has committed to
new targeting of Housing Choice Vouchers in two areas: 1) a limited preference for up to fifty vouchers for veteran families that are ineligible for
Veterans Affairs Supportive Housing vouchers; and 2) a limited preference for up to 200 vouchers for families assisted through Multnomah County’s
Homeless Family System of Care. We anticipate full utilization of these preferences by the end of FY2016
Public Housing Strategy
Home Forward operates nearly 2,100 apartment homes as public housing, a specific subset of affordable housing that receives federal operating
subsidy and capital funding. The buildings, and the deep rent subsidies they provide, are an important resource for Home Forward and the people we
serve. Unfortunately, given waning federal support, mounting capital needs, and growing demand for affordable housing, the public housing program
itself severely limits our ability to reinvest in these homes and meet the preservation challenges each apartment community faces. The reality is that the
ongoing viability of this community resource is in jeopardy.
It is in the best interests of our residents, and the properties they call home, for Home Forward to pursue a transition from public housing subsidy to a
type of Section 8 rent assistance for all of Home Forward’s public housing communities. Section 8 provides more stable operating funding and allows
Home Forward to use a conventional real estate model that leverages equity and debt to make vital and significant capital improvements.
The process to convert public housing properties to Section 8 began with our 85 Stories effort to preserve our ten high-rise public housing
communities. The ten high-rises provide 1,232 housing units, which account for almost half of Home Forward’s total public housing supply. They
serve some of our most vulnerable community members: seniors and persons with disabilities. The buildings are well located and worthy of
preservation. They are, however, in critical need of $80 million in capital improvements if they are to continue to provide safe, decent, and affordable
homes. Home Forward has formulated a financing strategy for the improvements, grouping the work into two phases with the most critical needs
addressed first.
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Phase 1: HUD approved our proposal to change the operating subsidy at four of the buildings (Northwest Tower & Annex, Gallagher Plaza, Hollywood
East, and Sellwood Center) from public housing to project-based Section 8 funding. This subsidy change occurred in September 2013 and transfer to
the LIHTC partnership (and the accompanying affordable housing lease up) was completed during FY2015. Construction is now underway and will be
completed in FY2016 at these properties. The Phase 1 budget is approximately $125.7 million: $44.5 million in acquisition costs, $50.2 million in
construction (capital) costs and $30 million in development costs. Because of the great importance of this work, the agency is contributing a significant
amount of its own resources to Phase 1: $13.6 million (approximately 11% of the total funding).
Phase 2: We are continuing our plans to make the change for the remaining high-rise public housing communities and the rest of our public housing
portfolio. Home Forward is proposing two options to convert the public housing properties to Section 8 rent assistance: HUD’s Section 18 demolition
and disposition process or the Rental Assistance Demonstration (RAD), which could transition properties to either project-based vouchers or projectbased rental assistance. Home Forward submitted RAD applications for 6 properties (285 units) in May 2015 and received approval in September
2015. An additional application for 31 properties (1,008 units) was submitted in July 2015 and we are awaiting HUD approval. The remaining six highrise properties (originally granted RAD approval) will be included with three additional properties in a Section 18 Disposition application during Fall
2015.
Two of the six properties that received RAD approval in September 2015 are Bud Clark Commons (130 units) and Madrona Place (45 units). We plan
to use our MTW authority to project-base100% of the units at these properties since the units serve Qualifying Families. Bud Clark Commons provides
permanent supportive housing for highly vulnerable, formerly homeless individuals, as screened by four medical clinics using a vulnerability index tool.
Services include advocacy and case management; medical, mental health and substance abuse treatment; and vocational, employment, money
management and life skills training. Madrona Place is a family property with many Spanish-speaking households that include a large number of
children as well as many single parent households. Home Forward provides a .5 FTE Resident and Community Service Coordinator with services
focused on housing stability, increasing economic opportunity, and creating a sense of community for the entire family.
Several important policies continue to guide us as we undertake this complex and challenging initiative. We have developed these policies as a result
of our work over the last 15 years, starting with our first HOPE VI redevelopment, to preserve this vital community resource.
Policy Guidelines for Subsidy Conversion
1) Continue to serve very low-income populations in these communities
2) Maintain ownership or control of the properties
3) Improve the physical and financial condition of the properties
4) Partner to optimize public and private resources on behalf of the properties and our residents
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The following table lists all properties currently utilizing public housing subsidy, which may be chosen for conversion via either Section 18 Disposition or
the Rental Assistance Demonstration:
PIC Development
No.

Development Name

OR002000058
OR002000060
OR002000061
OR002000062

ACC
Units

Conversion
Strategy

Humboldt Gardens

100

Rockwood Station
The Jeffrey
Martha Washington

PIC Development
No.

Development Name

RAD1

OR002000138

25

RAD2

20

2
2
2

25

RAD
RAD

ACC
Units

Conversion
Strategy

Eliot Square

30

RAD1

OR002000139

Medallion Apartments

89

Section 18

OR002000140

Ruth Haefner Apartments

73

Section 18

OR002000142

Celilo Square

28

RAD1

OR002000063

Bud Clark Commons

130

RAD

OR002000151

Tillicum South

12

RAD1

OR002000064

Madrona Place

45

RAD2

OR002000152

Harold Lee Village

10

RAD1

OR002000066

Stephens Creek Crossing North

64

RAD1

OR002000153

Floresta

20

RAD1

OR002000065

Stephens Creek Crossing South

45

RAD1

OR002000203

Maple Mallory

48

RAD1

OR002000108

Peaceful Villa

70

Section 18

OR002000232

Bel Park

10

RAD1

OR002000111

Dekum Court

39

Section 18

OR002000236

Winchell Court

10

RAD1

OR002000113

Tamarack

118

Section 18

OR002000237

Powellhurst

34

RAD1

OR002000114

Dahlke Manor

114

Section 18

OR002000251

Tillicum North

18

RAD1

OR002000115

Holgate House

80

Section 18

OR002000252

Hunters Run

10

RAD1

OR002000117

Schrunk Riverview Tower

118

Section 18

OR002000305

Haven Ltd Partnership (NC)

29

RAD1

OR002000118

Williams Plaza

101

Section 18

OR002000310

Cecelia Ltd Partnership (NC)

72

RAD1

OR002000121

Fir Acres

32

RAD1

OR002000315

Trouton Ltd Partnership (NC)

125

RAD1

OR002000122

Townhouse Terrace

32

RAD1

OR002000320

Fairview Oaks & Woods

40

RAD2

OR002000123

Stark Manor

30

RAD1

OR002000325

Woolsey Ltd Partnership (NC)

70

RAD1

OR002000124

Lexington Court

20

RAD1

OR002000332

Camelia Court

14

RAD1

OR002000125

Eastwood Court

32

RAD1

OR002000336

Cora Park

10

RAD1

1

OR002000126

Carlton Court

24

RAD

OR002000337

Alderwood

20

RAD1

OR002000131

Slavin Court

24

RAD1

OR002000436

Chateau Apartments

10

RAD1

OR002000132

Demar Downs

18

RAD1

OR002000705

Scattered East A

7

RAD1

1

Home Forward submitted an application for 31 properties (1,008) units in July 2015. Those applications are awaiting HUD approval.
Six properties (285 units) received approval for RAD in September 2015.

2
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General Housing Authority Operating Information
Housing Stock Information
MTW Public Housing Units
Public housing units at beginning FY2017
Planned public housing units added
Planned public housing units removed via RAD
Public housing units projected at end of FY2017

2,101
0
(285)
1,816

MTW Housing Choice Vouchers (HCV) Units
MTW HCV authorized at beginning FY2017
Planned vouchers added via RAD
MTW HCV projected at end of FY2017

8,418
285
8,703

MTW HCV project-based at beginning of FY2017
Project-based units added (see following pages)
Project-based units removed
MTW HCV Project-based units projected at end of FY2017

2,001
325
0
2,326

Non-MTW Housing Choice Vouchers units authorized
Voucher Type

Projected Units Authorized

SRO/MODS

512

Veterans Affairs Supportive Housing (VASH)

525

Family Unification Program

100

Opt-Out vouchers
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Planned New Public Housing Units to be Added During the Fiscal Year
# of UFAS Units
AMP Name and
Number

Bedroom Size
0

1

2

3

4

-

5

6+

Total
Units

Population Type *

Fully
Accessible

Adaptable

-

-

-

-

Total Public Housing Units to be Added

0

* Select Population Type from: Elderly, Disabled, General, Elderly/Disabled, Other (please describe: ______________________)

Planned Public Housing Units to be Removed During the Fiscal Year
PIC Dev. # / AMP and
PIC Dev. Name
OR002000060
Rockwood Station
OR002000061
The Jeffrey
OR002000062
Martha Washington
OR002000063
Bud Clark Commons
OR002000064
Madrona Place
OR002000320
Fairview
Total Number of Units
to be Removed

Number of Units to
be Removed

Explanation for Removal

25
20
25
130

In September 2015 HUD approved Home Forward’s RAD
application for these six properties. Through that process, these
units will be converted from public housing to project-based
vouchers.

45
40

285
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New Housing Choice Vouchers to be Project-Based During the Fiscal Year

Property Name

Anticipated Number
of New Vouchers to
be Project-Based *

Station 162

17

Urban Plaza

23

Rockwood Station
The Jeffrey
Martha Washington
Bud Clark Commons
Madrona Place
Fairview

25
20
25
130
45
40

Anticipated Total New Vouchers to be
Project-Based

325

Description of Project

This community for seniors and people with disabilities promotes self-reliance
and self-sufficiency, including personal attendant care for all activities of daily
living. The 17 units with project-based vouchers will offer preferences for 1)
people with disabilities receiving services from QUAD Inc. who need ADA units,
and 2) seniors or people with disabilities receiving services from Elders Place.
There will also be a second tier preference for people who are extremely low
income. Originally slated to for FY2016, it is now scheduled to be project-based
in fall of FY2017.
Urban Plaza includes studios and one-bedroom units for seniors and people
with disabilities. The property is owned by PCRI and contracts for service
providers are in development.

In September 2015 HUD approved Home Forward’s RAD application for these
six properties. Through that process, these units will be converted from public
housing to project-based vouchers.

Anticipated Total Number of Project-Based Vouchers
Committed at the End of the Fiscal Year

2,326

Anticipated Total Number of Project-Based Vouchers
Leased Up or Issued to a Potential Tenant at the End
of the Fiscal Year

2,268

*New refers to tenant-based vouchers that are being project-based for the first time. The count should only include agreements in which a HAP
agreement will be in place by the end of the year.
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Other Changes to the Housing Stock Anticipated During the Fiscal Year
In the face of rapidly rising rents and decreasing housing affordability in Multnomah County, Home Forward committed to help ensure that
those we serve have access to all areas of our community. To aid these efforts, we will dedicate up to 500 Housing Choice Vouchers over the
next several years to be used as project-based vouchers in developments that provide homes for families earning less than 30% of the area
median income. As one of the first steps in this multi-year strategy, Home Forward will project-base up to 200 vouchers in FY2017.
As described previously in the non-MTW activities section, Home Forward is pursuing a transition from public housing subsidy to a type of
Section 8 rent assistance for all of Home Forward’s public housing communities. In addition to the 6 properties approved for RAD in
September 2015, we submitted an additional application for 31 properties in July 2015 and are awaiting HUD approval. We are also
submitting a Section 18 Disposition proposal for 9 properties. When properties are approved to change subsidy, we will amend the MTW
Plan as necessary.
Examples of the types of other changes can include but are not limited to units that are held off-line due to the relocation of residents, units
that are off-line due to substantial rehabilitation and potential plans for acquiring units.
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General Description of All Planned Capital Fund Expenditures During the Plan Year

Community
85 Stories Project*
Harold Lee
Powellhurst
Celilo Court
Madrona Place
Eliot Square
Medallion
Maple Mallory
Eastwood Court
Tamarack
Stark Manor
Lexington Court
Fir Acres
Dekum Court
PHA Wide
Debt Service
Various Properties
Various Properties
Various Properties
Various Properties

Activity
Major Systems Upgrades
Comprehensive Rehab
Comprehensive Rehab
Comprehensive Rehab
Crawl Space & Waste Piping
Exterior Brick Repairs & Flashing
Water Intrusion
Exterior Brick Repairs & Flashing
Security Cameras
Emergency Repairs & Mold Remediation
Security Cameras
Security Cameras
Security Cameras
Sewer Line Repairs
20% Administrative Allowance
Trouton Bond Payments OR002D001B
PH Portfolio Capital Needs Assessments
PH Portfolio Abatement
Painting
PH Discretionary Funds
Total Capital Expenditures Budget

Scattered
Site
Proceeds
$ 3,000,000

Asset
Repositioning
Fee
$ 4,500,000

$ 3,000,000

$ 4,500,000

Capital Fund
$ 5,000,000
500,000
500,000
500,000
250,000
174,912
150,000
125,000
58,491
55,000
50,000
50,000
50,000
47,396
734,264
356,028
300,000
275,000
200,000
150,000
$ 9,526,091

% Cap
Fund
52.49%
5.25%
5.25%
5.25%
2.62%
1.84%
1.57%
1.31%
0.61%
0.58%
0.52%
0.52%
0.52%
0.50%
7.71%
3.74%
3.15%
2.89%
2.10%
1.57%
100%

Total
Expended
$ 12,500,000
500,000
500,000
500,000
250,000
174,912
150,000
125,000
58,491
55,000
50,000
50,000
50,000
47,396
734,264
356,028
300,000
275,000
200,000
150,000
$ 17,026,091

% of Total
Expended
73.42%
2.94%
2.94%
2.94%
1.47%
1.03%
0.88%
0.73%
0.34%
0.58%
0.29%
0.29%
0.29%
0.28%
4.31%
2.09%
1.76%
1.62%
1.17%
0.88%
100%

*Note: The Major Systems Upgrades title 85 Stories is planned for Home Forward’s mid-rise towers. The work was bundled into two tax credit entities – Group
1 consists of Gallagher Plaza and Northwest Tower; and Group 2 consists of Sellwood Center and Hollywood East. Both groups have been approved for
disposition and are in construction phase.
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Leasing Information
Planned Number of Households Served at the End of the Fiscal Year

Planned Number of
Households to be
Served*

Planned Number of
Unit Months
Occupied/ Leased***

Federal MTW Public Housing Units to be Leased

1,768

21,216

Federal MTW Voucher (HCV) Units to be Utilized

8,328

99,936

Number of Units to be Occupied/Leased through Local, Non-Traditional,
MTW Funded, Property-Based Assistance Programs **

4

51

Number of Units to be Occupied/Leased through Local, Non-Traditional,
MTW Funded, Tenant-Based Assistance Programs **

215

2,579

10,315

123,782

MTW Households to be Served Through:

Total Households Projected to be Served
* Calculated by dividing the planned number of unit months occupied/leased by 12.

** In instances when a local, non-traditional program provides a certain subsidy level but does not specify a number of units/households to
be served, the PHA should estimate the number of households to be served.
***Unit Months Occupied/Leased is the total number of months the PHA has leased/occupied units, according to unit category during the
fiscal year.
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Reporting Compliance with Statutory MTW Requirements

If the PHA has been out of compliance with any of the required statutory MTW requirements listed in Section II(D) of the Standard MTW
Agreement, the PHA will provide a narrative discussion and a plan as to how it will return to compliance. If the PHA is currently in
compliance, no discussion or reporting is necessary.
Not applicable. Home Forward is in compliance with statutory MTW requirements.

Description of any Anticipated Issues Related to Leasing of Public Housing, Housing Choice Vouchers and/or Local, Non-Traditional Units and
Possible Solutions

Housing Program

Public Housing

MTW Housing Choice Voucher

Local, Non-Traditional Units

Page 15

Description of Anticipated Leasing Issues and Possible Solutions

There are no anticipated issues related to leasing public housing units.
We continue to experience a very tight rental market, making it difficult for voucher holders to
find affordable housing. To support voucher holders in their search, we have been offering
deposit assistance to participants that complete a tenant education class taught by a
community organization.
There are no anticipated issues related to leasing local, non-traditional units.
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Wait List Information

Wait List Information Projected for the Beginning of the Fiscal Year

Housing Program(s) *

Wait List Type**

Number of
Households on
Wait List

Wait List Open,
Partially Open or
Closed***

Are There Plans to
Open the Wait List
During the Fiscal Year

MTW Public Housing

Site-Based

7,913

Partially Open

Yes

MTW Housing Choice Voucher

Community-Wide

3,400

Partially Open

No

MTW Housing Choice Voucher

Site-Based

5,333

Partially Open

Yes

Tenant-Based Local, NonTraditional MTW Program

Other

21

Partially Open

Yes

Project-Based Local, NonTraditional MTW Program

Site-Based

0

Closed

Yes

Rows for additional waiting lists may be added, if needed.
* Select Housing Program: Federal MTW Public Housing Units; Federal MTW Housing Choice Voucher Program; Federal non-MTW Housing
Choice Voucher Units; Tenant-Based Local, Non-Traditional MTW Housing Assistance Program; Project-Based Local, Non-Traditional MTW
Housing Assistance Program; and Combined Tenant-Based and Project-Based Local, Non-Traditional MTW Housing Assistance Program.
** Select Wait List Types: Community-Wide, Site-Based, Merged (Combined Public Housing or Voucher Wait List), Program Specific (Limited by
HUD or Local PHA Rules to Certain Categories of Households which are Described in the Rules for Program Participation), None (If the Program
is a New Wait List, Not an Existing Wait List), or Other (Please Provide a Brief Description of this Wait List Type).
*** For Partially Open Wait Lists, provide a description of the populations for which the waiting list is open.
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Our MTW Public Housing waiting list is currently closed except for households needing an ADA accessible unit or applicants who have a
documented terminal illness with a life expectancy of less than 12 months. In FY2017 we anticipate opening the waiting list at three of our
buildings designated for seniors and people with disabilities, as well as the waiting lists at several family properties.
MTW Housing Choice Voucher – Community-Wide: Our MTW Housing Choice Voucher tenant-based waiting list is community-wide, and
is closed except for applicants to the Family Unification Program and those who have a documented terminal illness with a life expectancy
of less than 12 months. Additionally, we have two program set-asides that are open to referrals to the waiting list. The programs serve
Multnomah County’s Homeless Family System of Care and veterans experiencing homelessness who are ineligible for VASH vouchers.
We anticipate opening the waiting list to accept new applicants in FY2016.
MTW Housing Choice Voucher – Site-Based: Our MTW Housing Choice Voucher project-based voucher waiting lists are site-based and
are partially open. There are 64 lists in the community, maintained by each building with its own preferences. Some of these lists are
currently open, some are closed, and some are closed except to applicants who have a documented terminal illness with a life expectancy
of less than 12 months.

If Local, Non-Traditional Housing Program, please describe:
Tenant-Based Local, Non-Traditional MTW Program: Our Program Based Assistance program contracts funds to 18 partner agencies,
which then manage the participant selection process, sometimes in partnership with Home Forward. This is further described in Activity
14.

Property-Based Local, Non-Traditional MTW Program: Home Forward’s New Doors program is program-based assistance for former
foster youth who are working or are in school. Rent assistance is contracted to a local non-profit that specializes in working with homeless
youth. Because this program houses only five people, the waiting list opens only when a vacancy is projected, and remains open for two
weeks.
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If Other Wait List Type, please describe:
Our Tenant Based Local Non-Traditional program is our Program-Based Assistance program (described in detail in Activity 14) which
contracts funds to partner agencies, who then manage the participant selection process, sometimes in partnership with Home Forward.
The agencies use a total of four different methods for participant selection, but all programs target families who are homeless or at risk of
homelessness. Some agencies use their rental assistance from Home Forward for more than one program and thus use more than one
selection process within their agency in order to best target the resources to eligible households – these agencies are represented twice in
the numbers below:
 3 agencies utilize waitlists - one serving families with children at Alder School, one serving households engaged in employment
training and the other serving clients of Native American Rehabilitation Association of the Northwest.
 8 agencies offer rent assistance on a first-come-first-served basis to applicants who are already receiving services within their
agencies. When funds become available, the next eligible household to inquire receives the resources.
 10 agencies make funds available on a first-come-first-served basis to any eligible households that apply, regardless of whether
they are currently receiving services within the agency.
 1 agency conducts a monthly lottery from a list of all eligible households that requested assistance during that month.
If there are any changes to the organizational structure of the wait list or policy changes regarding the wait list, provide a narrative
detailing these changes.
We are planning to change the structure of our public housing wait list in FY2017. Currently, applicants are allowed to select up to three
“traditional” public housing sites. (“Traditional” public housing sites do not include HOPE VI, third-party managed or Local Blended
Subsidy sites.) We are instead planning to manage our lists similar to a private market model, which allows applicants to apply to any wait
list when it is open. This change was originally anticipated in FY2015, but is now scheduled for FY2017.
Activity 15 Tenant-Based Voucher Set Aside Policies proposes a referral and selection procedure for limited preference set aside vouchers
– instead of the regulation waiting list. There are otherwise no anticipated changes to the structure or policy of the Section 8 waiting list.
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Proposed MTW Activities
13 BROADEN RANGE OF APPROVED PAYMENT STANDARDS
This activity was originally approved and implement in FY2015. We are now re-proposing this
activity to make two modifications:


When Home Forward received approval for this activity in 2014, it provided the ability to use our
MTW flexibility to establish payment standards between 80% and 120% of the Fair Market
Rents without prior HUD approval. Unfortunately, the rental market in Multnomah County has
continued to constrict, with restrictively low vacancy rates and rents increasing – sometimes
doubling – with every new lease. In September 2015, Portland’s Mayor Charlie Hales
announced a State of Emergency for housing and homelessness in the city.

MTW authorization:
Attachment C, Section D(2)(a) – Rent
Policies and Term Limits
Statutory objective:
Increase housing choice for low-income
families

Continuing rent hikes have proven payment standards up to 120% insufficient in many of the neighborhoods we serve, effectively barring lowincome families from accessing housing in these areas without paying high market rents in excess of the payment standards. To address this and
continue to support Housing Choice Voucher participants’ reasonable choice in neighborhoods, Home Forward is re-proposing this activity with a
range of payment standards between 80% and 160% of Fair Market Rents without prior HUD approval.


Home Forward participants are on biennial and triennial recertification schedules, per our Activity 01 Rent Reform. Because of this, there is
sometimes a delay of several months or even years before the increased payment standard is applied to a participant’s rent calculation. In the
meantime, those participants may be experiencing a larger shelter burden as their landlords increase rent without the accompanying increase in
payment standards. To address this delay, Home Forward may also apply increases in payment standards at a participant’s interim review.

These modifications are included in the following full description of the activity:
Regulations require that payment standards are set between 90% and 110% of Fair Market Rents, as defined by HUD for the geographic area in which
the housing authority is operating. Multnomah County is a large geographic area with rents that differ throughout several submarkets. When rental
market conditions tighten, it is not uncommon for 110% of Fair Market Rent to fall short of what is needed to rent a quality unit in large, and often
higher opportunity, areas of Multnomah County. In addition, payment standards that are too high in particular neighborhoods can create
concentrations of poverty.
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In order to ensure that payment standards are sufficient to allow Housing Choice Voucher participants reasonable choice in neighborhoods, Home
Forward will use MTW authority to broaden its “base range” for payment standards to between 80% and 160% of the Fair Market Rents without
prior HUD approval. Home Forward has also been authorized to approve Exception Payment Standards up to 120% of Fair Market Rents in low
poverty areas or as a reasonable accommodation for a family that includes a person with disabilities.
Home Forward uses the following parameters to establish payment standards:
 Payment standards are broken down by nine separate neighborhoods as defined by ZIP codes. Each of these neighborhood payment
standards is broken down by bedroom size.
 Payment standards are set at the market rate.
 Because data shows that market rents are significantly different for three-bedroom apartments and for single-family three-bedroom
duplexes or homes, Home Forward has established separate payment standards for the two.
Impact on Statutory Objective(s)
The flexibility to set payment standards up to 160% of Fair Market Rents will allow Home Forward to respond to a tightening rental market and rising
rents. This help ensures that payment standards are sufficient to allow all families, including those seeking units in low poverty areas or those who
need a reasonable accommodation in order to find a unit that suits their needs, the ability to choose housing in any of the nine defined areas in
Multnomah County (so long as Housing Choice Voucher funding is sufficient to permit this), and specifically in low-poverty areas. Upon approval from
the Voucher Office, we will also apply this flexibility to VASH voucher holders, in an effort to also increase their housing choice throughout the county.
Activity Metrics:
Metric
Baseline
Increase in resident mobility (Standard Metric: HC#5)
Number of households living in better
FY2013: 1,896 (30%)
neighborhoods (defined as low poverty
households lived in better
census tracts where poverty is below 17.8%) neighborhoods

Benchmark

Final Projected Outcome

FY2017: 2,000 households

At least 2,000 households (32%)

Agency cost savings (Standard Metric: CE#1)
Note: This is a standard reporting metric used by HUD to measure impacts across agencies on a national level. Home Forward does not save costs
through this activity, but we have included it at HUD’s request.
Total cost of task
FY2014: $48,597,556
FY2017: $59,134,011
FY2020: $63,000,000
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Additional Metrics
Metric
Baseline
Average Housing Assistance Payment expense
Average annual HAP expense by household
FY2014: $6,690

Benchmark

Final Projected Outcome

FY2017: $7,340

FY2020: $7,800

Data will be collected from YARDI, Home Forward’s database, which tracks the census tract and Payment Standard used for each household.
MTW Flexibility:
Home Forward uses our MTW authority to expand the range for which Home Forward may set payment standards across the various submarkets of
Multnomah County to between 80% and 120% of HUD-established Fair Market Rents, and to allow for exception payment standards up to 120% of
Fair Market Rents, without HUD approval. This ensures that payment standards are sufficient to allow all families, including those that need a
reasonable accommodation, to choose to rent units in all nine of the defined areas in Multnomah County (so long as Housing Choice Voucher funding
is sufficient to permit this). Home Forward may also choose to reduce payment standards in areas with lower market rents.
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15 TENANT-BASED VOUCHER SET ASIDE POLICIES
Home Forward operates or participates in a number of programs that have been designed to
align housing with supportive services in order to ensure success for participating families.
These include local non-traditional rent assistance programs, our local project based voucher
programs, and the Veterans Affairs Supportive Housing (VASH) program. In all cases,
jurisdictional or community partners provide supports for families who access the housing, with
target populations including families exiting homelessness, former foster youth, seniors, and
people with disabilities.

MTW authorization:
Attachment C, Section D(4) –
Waiting List Policies
Statutory objective:
Reduce cost and achieve greater cost
effectiveness in Federal expenditures

Home Forward has found that leveraging our housing resources with services from partners often results in better housing stability and success for
families with barriers to succeeding with a voucher alone. In addition to the above programs, we have also established a series of limited preferences
for tenant-based vouchers. Through these limited preferences, specific community partners refer target populations to Home Forward for housing as
they provide services. We currently have two set aside programs under this umbrella:
 Home Forward sets aside up to 200 vouchers for families currently served by Multnomah County’s Homeless Family System of Care.
 We also set aside up to 50 vouchers for families that include a veteran experiencing homelessness, who are ineligible for HUD-VASH
vouchers. These families are referred by and received services from Transition Projects, Inc.
HUD regulations for tenant-based vouchers require a housing authority to select all participants from a waiting list. In order to adhere to regulations,
current families served by the two set aside programs are chosen and referred to Home Forward by the community partner, added to the tenant based
voucher waiting list, then immediately pulled from the waiting list to be served with the vouchers that are dedicated to the program. This process is
inefficient, time-consuming and cumbersome.
Home Forward is proposing to instead model the referral and selection procedures after the existing VASH program. As with VASH, Home Forward
will accept referrals from the specified partners and award those households the dedicated vouchers. Written documentation of the referral will be
maintained in the tenant file by Home Forward, but Home Forward will not add these households to the waiting list to be immediately selected. This
flexibility will increase efficiency and may reduce the number of days a family has to wait between referral and issuance of the voucher.
For each limited preference program, Home Forward will execute a Memorandum of Understanding with the partner specifying:
 Number of vouchers set aside for the preference;
 Eligibility criteria for the preference;
 Criteria for determining how families will be selected and referred to Home Forward by the partner(s);
 Type and duration of services the partner(s) will make available to the household; and
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Understanding that all referrals must be in writing and include a certification from the partner(s) that the family was selected and referred to
Home Forward in accordance with the criteria outlined in the Memorandum of Understanding.

Home Forward will audit partner agencies to ensure that they adhere to selection criteria specified in the Memorandum of Understanding.
During FY2017, we plan to enter into Memorandums of Understanding with up to four community partners and set aside up to 250 tenant-based
vouchers to serve selected target populations. Target populations will include those vulnerable to housing instability and/or those with an ongoing
need for supportive services once housed. The two current set aside programs Home Forward is operating will be completed by the start of FY2017.
However, should they be renewed, Home Forward would shift to the referral system (with no waiting list) for these set aside programs as well.
Impact on Statutory Objective(s)
Since households are referred for set aside vouchers by community partners, it is inefficient and duplicative for Home Forward to maintain a waiting list
of the families that partners have selected, only to immediately pull those families off the list. Accepting referrals from the partners of the set aside
program, who have selected families based on the criteria outlined in the Memorandum of Understanding, will create efficiencies.
Activity Metrics:
Metric

Baseline

Benchmark

Final Projected Outcome

Total cost of task

FY2016: $875

FY2017: $0

$0

Staff time savings (Standard Metric: CE#2)
Total time to complete the task

FY2016: 29.5 hours

FY2017: 0 hours

0 hours

Agency cost savings (Standard Metric: CE#1)

Decrease in wait list time (Standard Metric: HC#3)
Note: This is a standard reporting metric used by HUD to measure impacts across agencies on a national level. Because households are
immediately pulled from the waiting list, this will have no impact on this metric; but we have included it at HUD’s request.
Average applicant time on wait list in months FY2016: 0 months
FY2017: 0 months
0 months
Home Forward will track this information through our YARDI database system.
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MTW Flexibility
Home Forward is using our MTW flexibility to waive requirements that families served through set aside tenant-based vouchers be selected from a
waitlist, only to be immediately pulled from the list. Instead families will be referred to Home Forward by the specified community partners, who will
have selected households based on limited preferences and criteria of the Memorandum of Understanding.
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Approved MTW Activities
Implemented Activities
01 RENT REFORM
Approved FY2012, Implemented FY2012
This activity was originally approved and implemented in FY2012. In FY2014, an amendment to
the activity was approved and implemented. Our FY2015 MTW Plan included three
modifications, which have also been implemented. All amendments and modifications are
included in the following full description of our rent reform activity:
In FY2012, Home Forward implemented a large-scale reform of rent calculation methods, applicable
to all MTW public housing and Section 8 households, as well as VASH and FUP voucher holders.
The simplified method distinguishes between the populations of seniors / people with disabilities and
“work-focused” households. The fundamental premise is that deductions are eliminated from the
subsidy calculation and the total tenant payment is determined using a percentage of gross income.
In early 2013, the federal government imposed sequestration: across-the-board reductions in federal
funding. In response to these funding cuts, Home Forward amended the activity in FY2014 to
increase the percentage of income used to calculate rent. The amended percentages are reflected
below.
For seniors and people with disabilities, rent is calculated based on 28.5% of gross income. All
deductions are eliminated and this group has triennial income re-certifications. We define those
aged 55 and older as “seniors”, and households fall into this population category if the head, cohead or spouse listed on the lease is 55 or older, or is disabled under the current HUD definition
used by Home Forward. This group has a $0 minimum rent and utility reimbursements are allowed.

MTW authorization:
Attachment C, Section B(3) – Definition of
Elderly Family
Attachment C, Section D(3)(b) – Eligibility
of Participants
Attachment D, Section B(2) – Rent
Structure and Rent Reform
Statutory objective:
Reduce cost and achieve greater cost
effectiveness in Federal expenditures
Give incentives to families with children
where the head of household is working,
is seeking work, or is preparing for work
by participating in job training,
educational programs, or programs that
assist people to obtain employment and
become economically self-sufficient

All households that do not fall into the population category above are considered work-focused households. All deductions are eliminated and this
group has biennial income re-certifications. The percentages of income used to calculate the tenant portion of rent are as follows:

Page 25

Years 1 and 2: rent is based on 29.5% of gross income, with no minimum rent. Utility reimbursements are allowed.
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Years 3 and 4: rent is based on 29.5% of gross income or $100 minimum rent, whichever is greater. Utility allowances are factored in the
assistance, but utility reimbursements are not allowed.



Years 5 and 6, and biennially thereafter: rent is based on 31% of gross income or $200 minimum rent, whichever is greater. Utility
allowances are factored in the assistance, but utility reimbursements are not allowed.

The following policies apply to all households:


Zero-income households meet with their public housing site manager or Section 8 case manager every six months, so that staff can provide
referrals to community service providers and check on progress towards obtaining an income source.



The proration of subsidy for mixed-families is simplified so that a flat $100 monthly reduction in assistance is applied to the household,
regardless of the number of ineligible members.



The ceiling rent for public housing is set to match Section 8 payment standards. There is no flat-rent option.



Home Forward has created a separate “release of information” form to supplement the HUD Form 9886, in order to obtain a release of
information that covers the appropriate biennial or triennial review cycle.



For Section 8 households where the gross rent of the unit exceeds the applicable payment standard, Home Forward will approve the
tenancy at initial occupancy so long as the household share does not exceed 70 percent of the household’s gross income.



When a Section 8 household is approved to move and the identified unit has a gross rent that exceeds the payment standard, Home
Forward will use the existing income verification on file to test for affordability. Home Forward will not require a re-examination to verify
income for this purpose, unless the family requests it.



When a Section 8 household reports a change in family size, if the household has resided in their unit for at least 12 months, Home Forward
will require an interim review. Any changes to voucher size, payment standard and subsidy calculation will be effective 120 days after the
interim review.



The earned income disallowance is eliminated.



All GOALS participants are included in the rent reform calculation.



Home Forward uses actual past income to determine annual income for participant families.



All income sources used to determine a household’s public housing rent or Section 8 assistance are the same as currently defined by HUD,
with the following exceptions:


The value of any asset or the value of any income derived from that asset is not used in the rent calculation, except when the asset
makes regular payments (quarterly or more often) to the resident or participant. However, the value of assets or the value of any income
Page 26

derived from assets is used to determine initial eligibility. Home Forward allows households to self-certify assets with a net value of
$5,000 or less.





All earned income of full-time students age 18 and over is excluded from the rent calculation, unless they are the head, co-head or
spouse of the household.



Student financial assistance is considered only for the purpose of determining eligibility. Student financial assistance is not used to
determine annual income for rent and subsidy calculation.



All adoption assistance payments are excluded from the rent calculation.



Households have the option to not report income that is not used in the rent calculation, such as foster care payments. However,
Home Forward will accept income reporting of such sources for use in determining affordability of a unit. Home Forward permits
families to rent units where the family share is up to 70% of their gross income.

Households may apply for a hardship review if their total monthly shelter costs exceed 50% of the total monthly income used to determine
their rent subsidy. Section 8 participants who choose to rent housing where the total shelter costs exceed 50% of total monthly income at
the time of initial lease-up in that unit will not generally qualify for hardship review; however, all households have the right to request a
hardship and exceptions may be made. The committee has a menu of remedies to reduce a qualifying household’s burden.

Rent reform has been fully implemented. At this time, all MTW public housing and Section 8 households, as well as VASH and FUP voucher holders,
are on the rent reform calculation. The earliest group of work-focused households transitioned to the second level of rent payment beginning in
FY2015, and is now subject to the $100 minimum rent payment. Home Forward continues to monitor hardship requests, household and agency
financial impacts and staff feedback to prepare for any changes that may need to be made to the activity.

Changes or Modifications:
Home Forward is adding an additional metric to the measurements we use to track our rent reform activity. Moving forward, we will also look at the
average income of work-focused households.
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Activity Metrics:
Metric
Baseline
Agency cost savings (Standard Metric: CE#1)
Total cost of task
FY2011: $140,228

Benchmark

Final Projected Outcome

FY2017: $105,000

Less than $105,040 annually

Staff time savings (Standard Metric: CE#2)
Total time to complete the task

FY2017: 4,000 hours

Less than 4,000 hours annually

FY2011: 5,340 hours

Decrease in error rate of task execution (Standard Metric: CE#3)
Note: Because Home Forward does not have a pre-implementation baseline for this metric, we are not able to show the historical impact of this
activity. Through our quality control process, every error that is identified is corrected.
Average error rate in completing task
FY2015: 7.5%
FY2017: 7.5%
Maintain 7.5% or less
Increase in tenant share of rent (Standard Metric: CE#5)
Total annual tenant share of rent
FY2012: $25,342,942

FY2017: $29,872,993

$29,872,993

Increase in household income (Standard Metric: SS#1)
Average earned income of households
FY2011: $3,324

FY2017: $3,390

$3,390

Increase in positive outcomes in employment status (Standard Metric: SS#3
Note: Because Home Forward has implemented biennial and triennial review schedules, the number of households who report an increase in earned
income each year is reduced.
Number of heads of households who:
FY2011: 866 heads of
FY2017: 500 heads of
At least 500 heads of households
6) Other (defined as having an increase in
households
households
annually
earned income)
Percent of work-focused households who:
FY2011: 16% of work-focused
FY2017: 16% of work-focused At least 16% of work-focused
6) Other (defined as having an increase in
households
households
households
earned income)
Households Removed from Temporary Assistance for Needy Families (TANF) (Standard Metric: SS#4)
Number of households receiving TANF
FY2012: 1,859 households
FY2017: 1,850 (17.5%)
Less than 1,850 (17.5%)
assistance
receiving TANF (17.7%)
households receiving TANF

Page 28

Metric
Baseline
Benchmark
Final Projected Outcome
Reducing the per unit subsidy costs for participating households (Standard Metric: SS#6)
Average amount of subsidy per household
FY2012: $524 per household
FY2017: Less than $525 per
Less than $525 per household
household
Households transitioned to self-sufficiency (Standard Metric: SS#8)
FY2014: 521 households
FY2017: 500 households
At least 500 households annually
Number of households transitioned to selfsufficiency (Defined as households that
have earned or permanent income that
results in area median income (AMI) above
50% and/or that have voluntarily exited
housing assistance)
Displacement prevention (Standard Metric: HC#4)
Note: This is a standard reporting metric used by HUD to measure impacts across agencies on a national level. Home Forward does not believe this
metric is an accurate measure of this activity, but we have included it at HUD’s request.
Number of households at or below 80%
FY2011: 233 households
FY2017: 0 households
0 households are required to move
AMI that would lose assistance or need to
due to choosing a unit where their
move
share of rent is above 40%
Increase in resident mobility (Standard Metric: HC#5)
Note: This is a standard reporting metric used by HUD to measure impacts across agencies on a national level. Home Forward does not use rent
reform to impact mobility, but we have included it at HUD’s request.
Number of households able to move to a
FY2013: 3,092 (28.4%)
FY2017: 3,300 households
At least 3,300 households
better unit and/or neighborhood of
households lived in better
(approximately 32%)
(approximately 32%)
opportunity (defined as low poverty census neighborhoods
tracts where poverty is below 17.8%)
Additional Metrics:
Metric
Baseline
Maintain stability for seniors and people with disabilities
Shelter burden (rent1 + utility allowance
Before implementation, shelter
divided by gross income) for seniors and
burden was 27%
people with disabilities
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Benchmark

Final Projected Outcome

FY2017: Shelter burden will
remain below 29%

Seniors and people with disabilities
will maintain stability, with a shelter
burden below 29%

Home Forward
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Metric
Increased contribution to rent
Total tenant payment (rent1 + utility
allowance) for work-focused households

1

Baseline

Benchmark

Final Projected Outcome

Before implementation:
Section 8 average - $267
Public housing average - $249

FY2017:
Section 8 average - $307
Public housing average - $286

Maintain an average total tenant
payment of at least $307 for
Section 8 and $286 for Public
Housing (15% above baseline)

For purposes of these metrics, Section 8 rents are calculated with gross rent capped at payment standard.

Home Forward’s YARDI database continues to serve as the source for household income and total tenant rent payment information. The baseline
data for hours required to conduct rent calculation and income reviews was collected through staff interviews and workflow analysis. This process
will be repeated in subsequent years to determine progress towards benchmarks and goals.
MTW Flexibility:
Home Forward has used our rent reform authorizations to eliminate deductions, simplify the rent calculation, change review schedules, and
implement other policy adjustments that as a whole, make up our rent reform activity, as described above.

Page 30

02 GOALS – HOME FORWARD’S FAMILY SELF-SUFFICIENCY PROGRAM
Approved FY2014, Implemented FY2014
In our FY2014 Plan, Home Forward proposed an activity to align existing self-sufficiency
programs into one consolidated program, which we refer to as the GOALS (Greater
Opportunities to Advance, Learn and Succeed) program. This program is tailored to meet the
needs of our community and be efficient for staff to administer. GOALS program requirements
are the same regardless of funding source, program or property.
Originally, the GOALS program included mandatory participation for work-focused households
at three of our properties. Mandatory participation was introduced in an effort to create a workbased culture with positive effects for all households in the community. However, we have seen
a dramatic shift in the Portland housing market, and mandatory transfers for those households
who did not comply with GOALS participation have had adverse impacts on both residents and
operational practices. After careful consideration, we transitioned the program for residents at
the sites to a voluntary economic opportunity program in August 2015. The program will
continue to provide participants with ways to set and reach goals of economic improvement,
with five years of dynamic supportive services. But program participation at these sites will now
be by choice instead of mandate.

MTW authorization:
Attachment C, Section E – Family Self
Sufficiency Programs
Attachment C, Section B(1) – Single Fund
Budget with Full Flexibility
Statutory objective:
Give incentives to families with children
where the head of household is working,
is seeking work, or is preparing for work
by participating in job training,
educational programs, or programs that
assist people to obtain employment and
become economically self-sufficient

We have updated the elements of the GOALS program, described below, to remove reference to the site-based programs where GOALS participation
is mandatory. The key elements of the GOALS program are as follows:
 The rent reform calculation (Activity 01) is used for all GOALS participants.
 Participants who are engaged in a designated program intended to increase the family’s economic independence (such as an employment or
training program) will receive a preference on the GOALS waiting list. 100% of the GOALS slots may be filled with participants utilizing this
preference.
 Home Forward will allow the GOALS contract to be in the name of any adult member of the household.
 The traditional escrow account used in HUD Family Self-Sufficiency (FSS) programs has been replaced with a managed savings account. Any
rent paid by a participant household above $350 (known as the “strike point”) will be placed into the managed savings account. The monthly
amount placed into a family’s managed savings account is limited to the difference between the strike point and the family’s ceiling rent (for public
housing families) or voucher payment standard (for Section 8 families).
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 The length of time on the program will be five years, with the opportunity to extend for an additional two years. Eligibility for the two year
extension follows current policy and HUD guidelines.
 Participants graduate and have access to the funds in their managed savings account when they have completed their training plan and fulfilled
the obligations identified in their contract.
 Families who leave the program prior to graduation will forfeit any money accrued in their managed savings account.
 When funding is available, a safety net of $1,500 (either in lump sum or $250/month for six months) will be provided through MTW flexible funds
for public housing families graduating from the site-based programs and moving to non-subsidized units. The same safety net will be provided
for Section 8 participants who give up their voucher prior to reaching zero assistance. The safety net has not yet been implemented, and will be
considered in FY2017 based upon funding availability.
 Staff implementing the GOALS program will be funded by a combination of HUD-funded FSS Coordinator money, grant funding and agency
budgeting. FSS Coordinator funds will be used only for FSS Coordinator salaries, as directed by the respective NOFAs.


For site-based GOALS programs, interested participants will be placed on the centralized GOALS waitlist, with a preference for participation at
the housing community where they reside.



When a public housing resident reaches ceiling rent, or a housing assistance payment for a voucher participant drops to zero, deposits into the
family’s managed savings account will cease. Families can continue to participate in the program for an additional six months, but no savings will
accrue during this time. If the family is still at ceiling rent or zero assistance after six months, they will graduate from the program. If the family’s
income decreases to a level that housing assistance is reinstated during that six month period, they may begin to earn escrow again, and
continue participation in the program as long as the contract determines they are still eligible.

With the opening of Stephens Creek Crossing in January of 2014, it provided an opportunity to pilot a blended role of Resident Services and Economic
Opportunity at the property. However, after eighteen months of operation and thoughtful consideration, we determined distinguishing the functions is a
more effective means of service delivery for the participants and residents residing at Stephens Creek Crossing. This will result in a reduction in cost
dedicated to Site Based GOALS.
Housing Works, a three-year grant with the US Department of Labor that has provided long-term housing subsidies and intensive vocational case
management, is scheduled to end in April 2016. The Housing Works program has been tightly wound into our GOALS program, and with the close of
the grant, we anticipate a shift in projected outcomes going forward. We are continuing to refine our relationship with the local Workforce Investment
Board office, in an effort to continue the best practices that have been established through our participation in the Housing Works grant.
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Activity Metrics:
Metric

Baseline

Benchmark

Final Projected Outcome

Agency cost savings (Standard Metric: CE#1)
Note: This is a standard reporting metric used by HUD to measure impacts across agencies on a national level. Home Forward does not save costs
through this activity, but we have included it at HUD’s request.
Total cost of task

FY2013: $186,400

FY2017: $294,000

At least $290,000 in staff costs
dedicated to site-based GOALS1

Staff time savings (Standard Metric: CE#2)
Note: This is a standard reporting metric used by HUD to measure impacts across agencies on a national level. Home Forward does not save staff
time through this activity, but we have included it at HUD’s request.
Total time to complete task
FY2013: 6,240
FY2017: 8,320
At least 8,000 staff hours
dedicated to site-based GOALS1
Decrease in error rate of task execution (Standard Metric: CE#3)
Note: Because Home Forward does not have a pre-implementation baseline for this metric, we are not able to show the historical impact of this
activity.
Average error rate in completing task FY2015: 2%
FY2017: 2%
Maintain 2% or less

Increase in resources leveraged (Standard Metric: CE#4)
Amount of funds leveraged
FY2013: $0

FY2017: $294,000

At least $290,000 in internal
funding leveraged to staff sitebased GOALS1

Increase in household income (Standard Metric: SS#1)
Average earned income of
FY2013: $9,277
households

FY2017: $9,740

$9,740

Increase in household savings (Standard Metric: SS#2)
Average amount of escrow of
FY2013: $1,292
households

FY2017: $1,357

$1,357
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Metric
Baseline
Increase in positive outcomes in employment status (Standard Metric: SS#3)2
Number of heads of households:
FY2013:
1) Employed full-time
1) 283
3
2) Employed part-time
2) N/A
3) Enrolled in an educational program 3) 113
4) 69
4) Enrolled in a job-training program
5) 281
5) Unemployed
6) Other (defined as having
6) 38
completed an education or job
training program)
Increase in positive outcomes in employment status (Standard Metric: SS#3)2
Percentage of work-able households: FY2013:
1) Employed full-time
1) 53%
2) Employed part-time3
2) N/A
3) Enrolled in an educational program 3) 20%
4) 12%
4) Enrolled in a job-training program
5) Unemployed
5) 47%
6) Other (defined as having
6) 6%
completed an education or job
training program)

Benchmark

Final Projected Outcome

FY2017:
1) 185
2) 150
3) 125
4) 75
5) 265
6) 40

1) 185
2) 150
3) 125
4) 75
5) 265
6) 40

FY2017:
1) 31%
2) 25%
3) 20%
4) 15%
5) 44%
6) 8%

1) 33%
2) 24%
3) 20%
4) 15%
5) 43%
6) 8%

Households removed from TANF (Standard Metric: SS#4)
Note: This metric is measured as a point in time count, which does not account for individual households who give up TANF assistance, graduate from
the GOALS program, and are then replaced by income GOALS participants who have not yet given up TANF assistance.
Number of households receiving
FY2013: 126 households
FY2017: 120 households
120 households
TANF assistance
Households assisted by services that increase self-sufficiency (Standard Metric: SS#5)
Number of households enrolled in
FY2013: 564 households enrolled
FY2017: 600 households enrolled
GOALS

Maintain enrollment of at least
600 households
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Metric
Baseline
Benchmark
Reducing per unit subsidy costs for participating households (Standard Metric: SS#6)
Average amount of subsidy per
FY2013: $490.65 per household
FY2017: $490 per household
household
Increase in tenant share of rent (Standard Metric: SS#7)
Tenant share of rent
FY2013: $986,971
Households transitioned to self-sufficiency (Standard Metric: SS#8)
FY2014: 30 households
Number of households transitioned
to self-sufficiency (Defined as
households that have earned or
permanent income that results in
area median income (AMI) above
50% and/or that have voluntarily
exited housing assistance)
Additional Metrics:
Metric
Baseline
Increase in average income for exiting participants
Increase in average participant
Average earned income at time of
earned income between enrollment
GOALS enrollment for all current
and exit
GOALS participants = $8,745

Increase in average savings for exiting participants
Increase in average participant
Average managed savings account
managed savings account balance at balance at entry to GOALS = $0
exit from GOALS
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Final Projected Outcome
Less than $490 per household

FY2017: $1,100,000

At least $1,100,000 annually

FY2017: 30 households

At least 30 households annually

Benchmark

Final Projected Outcome

Average earned income for all
participants exiting (for any reason)
in FY2017 - $10,550

20% increase in average earned
income between enrollment and
exit

Average earned income for all
participants successfully graduating
in FY2017 – $27,000

60% increase in average earned
income between enrollment and
exit for participants who
graduate

Average managed savings balance
disbursed to graduating participants
in FY2017 - $6,500

Average managed savings
disbursed to program graduates
each year will be at or above
$6,500

Home Forward
Moving to Work Annual Plan – FY2017

Metric
Baseline
Increase in positive outcomes for exiting participants
For 81 households exited in
Percentage of households:
FY2013:
1) Employed full-time
1) 40%
2) Employed part-time
2) N/A
3) Enrolled in educational program
3) 9%
4) Enrolled in job training program
4) 2%
5) Unemployed
5) 50%
6) Other (defined as having
6) 14%
completed an educational or job
training program)
Exiting participants removed from TANF
Percent of households giving up
FY2013: 24% of households who
TANF at exit
had TANF during participation had
given up TANF at exit

Benchmark

Final Projected Outcome

By FY2017:
1) 35%
2) 30%
3) 10%
4) 2%
5) 35%
6) 14%

1) 45%
2) 20%
3) 10%
4) 2%
5) 35%
6) 14%

FY2017: 30% of exiting households

At least 30% of families who had
TANF during participation will
have given up TANF at exit4

1

Home Forward uses our MTW flexibility to include coordinators at our site-based programs in our overall GOALS FSS program. This is shown here as an increase in
staffing costs and hours, since we’re now able to include these costs under the combined program.
2
Households may be counted in more than one category in the employment statuses shown above. For example, a household may be considered unemployed while
enrolled in an educational program.
3
Home Forward did not track full-time vs part-time employment prior to implementation. For the purposes of this baseline metrics, all employed households were
counted as employed full-time. We have updated these metrics with the part-time employment statistics.
4
Households are required to give up TANF benefits in order to graduate. The percentage of households is pulled down due to families exiting the program without
graduating.

MTW Flexibility:
Home Forward has used our authority to develop a family self-sufficiency program that meets the needs of our local community. This program is
specifically designed to meet the statutory objective of giving incentive to our families to obtain employment and work towards becoming economically
self-sufficient.
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03 LOCAL BLENDED SUBSIDY
Approved FY2012, Implemented FY2012
Home Forward has created a local blended subsidy (LBS) program to improve the financial
viability of adding “banked” public housing units back into the portfolio. Public housing
operating subsidy alone is often insufficient to support bringing these units back to properties.
The LBS program uses a blend of MTW Section 8 and public housing operating funds to
subsidize units reserved for families earning 80 percent or below of area median income. These
units may be new construction, rehabilitated, or existing housing.
The LBS program combines tenant paid rent, Section 8 funds, and public housing funds,
resulting in a total per unit rent amount. Rents are set by an internal process to determine the
amount of subsidy that will meet property needs, and are subject to completion of rent
reasonableness tests. Home Forward uses the payment standard as the maximum rent for LBS
units, or up to 125% of Fair Market Rents in the case of service-enriched units. This leveraging
of resources allows for a more adequate revenue stream and increases the number of
households that can be served.

MTW authorization:
Attachment C, Section B(1) – Single Fund
Budget with Full Flexibility
Attachment C, Section C(2) – Local
Preferences and Admission and
Continued Occupancy Policies and
Procedures
Attachment D, Section B(3) – Local Unit
Based Subsidy Program
Statutory objective:
Increase housing choice for low-income
families

Home Forward has utilized the LBS program for 284 units at three properties. This includes 130 units at Bud Clark Commons, 45 units at
Madrona Place, and 109 units at Stephens Creek Crossing. As part of our Public Housing Conversion Strategy, Bud Clark Commons and
Madrona Place received RAD approval in September 2015. One of the first steps in the RAD conversion process is the “Commitment to enter into
a Housing Assistance Payment (CHAP)”, which will be completed in October 2015 for these two properties. Stephens Creek Crossing was
included in the July 2015 RAD application, but as a one of our newest developments and a HOPE VI site, it will be one of the last properties we
plan to convert.
Changes or modifications:
We will be working with HUD to determine how best to continue the amount of LBS needed at the properties in order to maintain their financial viability.
We anticipate using our single fund budget flexibility to supplement funding available via the RAD conversion.
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Activity Metrics:
Metric
Baseline
Additional units of housing made available (Standard Metric: HC#1)
Number of new housing units made available Before implementation, 0 units
for households at or below 80% AMI
made available
Units of housing preserved (Standard Metric: HC#2)
Number of housing units preserved for
Before implementation, 0 units
households at or below 80% AMI
preserved
Increase in resident mobility (Standard Metric: HC#5)
Number of households living in better
Before implementation, 0
neighborhoods (defined as low poverty
households
census tracts where poverty is below 17.8%)
Increase in resources leveraged (Standard Metric: CE#4)
Amount of funds leveraged
Before implementation, $0

Benchmark

Final Projected Outcome

FY2017: 239 units made
available

239 units made available

FY2017: 45 units preserved
after full implementation

45 units preserved

FY2017: 109 households

109 LBS households located in
better neighborhoods

FY2017: $11,145,307

$11,145,307 in leveraged debt,
equity and increased services

MTW Flexibility:
This activity uses single fund budget flexibility and authorization to develop a local unit-based subsidy program in order to create the administrative and
funding structure for LBS. This increases housing choice for low-income families by allowing Home Forward to add financially viable, subsidized units
back into its portfolio. LBS has allowed Home Forward to leverage debt, equity and increased services at these three properties. Additionally, the
ability to create local preferences, and admission and occupancy policies and procedures allows Home Forward to manage the units to provide similar
protections as public housing and also adapt the rules for efficiency and local needs.
Home Forward understands and is committed to our obligation to continue to serve substantially the same number of families as if we had not
participated in the MTW demonstration. We are aware of the pressure our LBS activity may place on the agency to continue to meet our baseline
households served, and we carefully consider this information before moving forward with implementation strategies. We are continuing to explore
and develop additional alternative options for local rent assistance programs that will serve a significant need in our community, and will also support
our ability to meet our baseline households served when LBS is fully implemented.
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06 ALTERNATE INSPECTION REQUIREMENTS FOR PARTNER-BASED PROGRAMS
Approved FY2012, Implemented FY2012
Home Forward aligns our housing resources with the services of jurisdictional and community
partners in order to maximize impact and effectiveness. In an effort to reduce costs and
increase efficiencies, Home Forward uses alternate inspection standards for programs where we
contract out resources to be administered by partners. Rather than requiring full Housing
Quality Standards (HQS) inspections, Home Forward requires that these units meet the
habitability standards, unit inspection requirements, and lead-based paint visual assessment
requirements currently required by the US Department of Housing and Urban Development’s
Homelessness Prevention and Rapid Re-Housing Program. Staff from jurisdictional and
community providers are able to arrange for and conduct required inspections themselves, in
conjunction with other required visits to the assisted units.

MTW authorization:
Attachment C, Section D(5) – Ability to
Certify Housing Quality Standards
Statutory objective:
Reduce cost and achieve greater cost
effectiveness in Federal expenditures

Changes or modifications: We are not anticipating any changes to this activity.
Activity Metrics:
Metric
Baseline
Agency cost savings (Standard Metric: CE#1)
Total cost of task
Before implementation, $35,500

Benchmark

Final Projected Outcome

FY2017: $0

$0

Staff time savings (Standard Metric: CE#2)
Total time to complete the task
Before implementation, 500 hours

FY2017: 0 hours

0 hours

Decrease in error rate of task execution (Standard Metric: CE#3)
Note: Because this metric was established after implementation, Home Forward does not anticipate a change in the error rate.
Average error rate in completing a
FY2014: 4%
FY2017: Less than 5%
Less than 5%
task
MTW Flexibility:
Home Forward uses MTW authority to allow alternative inspection requirements for units assisted with rent assistance that we have contracted to
community partners. These alternate inspection requirements ensure housing standards while increasing efficiency and cost effectiveness.
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07 LANDLORD SELF-CERTIFICATION OF MINOR REPAIRS
Approved FY2013, Implemented FY2013
In many cases, units may fail an initial or annual inspection due to minor items, such as cracked
socket plates or closet doors that are off track. Requiring a Home Forward inspector to make a
trip back to a unit to verify such minor repairs is inefficient and costly. Home Forward has
implemented a policy that in cases where there are no more than four minor deficiencies, we
may accept an owner’s certification that required repairs were made. This allowance is made at
Home Forward’s discretion, and in cases where all deficiencies are minor items as determined
by an approved list maintained by Home Forward.
This activity has continued to result in time- and cost-savings for Home Forward, with a reduced
number of re-inspections from year to year. Inspectors continue to be thoughtful about when to
allow self-certification, but are effectively increasing utilization of this option. From baseline year
to current, the number of re-inspections has dropped from 2,210 to 1,768.

MTW authorization:
Attachment C, Section D(5) – Ability to
Certify Housing Quality Standards
Statutory objective:
Reduce cost and achieve greater cost
effectiveness in Federal expenditures

Changes or modifications: We are not anticipating any changes to this activity.
Activity Metrics:
Metric
Baseline
Agency cost savings (Standard Metric: CE#1)
Total cost of task
Before implementation, $140,344

Benchmark

Final Projected Outcome

FY2017: $120,000

Less than $120,000 to complete
re-inspections

Staff time savings (Standard Metric: CE#2)
Total time to complete the task
FY2012: 2,210 hours

FY2017: 2,000 hours

Less than 2,000 hours annually

Decrease in error rate of task execution (Standard Metric: CE#3)
Note: Because Home Forward does not have a pre-implementation baseline, we are not able to show the historical impact of this activity.
Average error rate in completing a task
FY2015: 0%
FY2017: Less than 5%
Less than 3%

MTW Flexibility:
This activity uses alternate criteria, in the form of an owner’s written certification, to verify minor repairs in a unit that failed its initial or biennial HQS
inspection as a result of four or fewer minor deficiencies. This policy increases efficiency, and saves the agency the cost of these re-inspections.
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08 INSPECTIONS AND RENT REASONABLENESS AT HOME FORWARD-OWNED PROPERTIES
Approved FY2013, Implemented FY2013
Home Forward owns over 4,000 units of affordable housing in Multnomah County. Many of
these units have project-based Section 8 vouchers attached, and additional units are rented to
families that are utilizing tenant-based Section 8 vouchers. In cases where a voucher holder is
renting a unit we own, Home Forward utilizes our own staff to perform inspections and
determine rent reasonableness.
In cases where Home Forward both owns and manages the unit, we hire a third party to
conduct quality control inspections and rent reasonableness testing at a sample of these units.
This ensures standards are being met while mitigating any conflict of interest. In FY2015,
100% of quality control inspections passed and no problems were identified with unit conditions
or rent reasonableness.

MTW authorization:
Attachment C, Section D(5) – Ability to
Certify Housing Quality Standards
Attachment C, Section D(2)(c) – Rent
Policies and Term Limits
Statutory objective:
Reduce cost and achieve greater cost
effectiveness in Federal expenditures

Changes or modifications: We are not anticipating any changes to this activity.
Activity Metrics:
Metric
Baseline
Agency cost savings (Standard Metric: CE#1)
Total cost of task
Prior to implementation, $17,750

Benchmark

Final Projected Outcome

FY2017: $0

$0

Staff time savings (Standard Metric: CE#2)
Total time to complete the task
Prior to implementation, 370 hours

FY2017: 0 hours

0 hours

Decrease in error rate of task execution (Standard Metric: CE#3)
Note: Because Home Forward does not have a pre-implementation baseline, we are not able to show the historical impact of this activity.
Average error rate in completing a
FY2015: 0%
FY2017: Less than 5%
Less than 3%
task
MTW Flexibility:
Home Forward uses MTW authority to set rent reasonableness and inspect units we own, in place of contracting with a third party to do so. This
results in cost savings for the agency.
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09 MEASURES TO IMPROVE THE RATE OF VOUCHER HOLDERS WHO SUCCESSFULLY LEASE-UP
Approved FY2010, Implemented FY2010
Since 2010, Home Forward has implemented a variety of measures to improve landlord acceptance
of Housing Choice Vouchers in our community and the ability of voucher holders to successfully
lease up. Based on much of Home Forward’s work, the Oregon State Legislature passed HB2639
in July 2014. The legislation prohibits landlords from discriminating against renters who have
vouchers and offers landlords access to a state-managed Landlord Guarantee Fund for financial
damages when a voucher holder vacates a unit.
Home Forward has two additional initiatives focused on improving landlord participation and the
leasing success of voucher holders:




We provide vacancy loss payment to owners through the end of the month after the moveout month when vacancies are unforeseen or unexpected (such as a death or skip) and the
owners have not received proper notice of the intent to vacate.
The Landlord Incentive Payment targets new landlords. Home Forward makes a one-time
payment of $200 to new landlords, defined as those who have not worked in partnership
with us for the past two years.

MTW authorization:
Attachment C, Section B(1) –
Single Fund Budget with Full Flexibility
Attachment C, Section D(1)(d) –
Operational Policies and Procedures
Attachment C, Section D(3)(b) –
Eligibility of Participants
Attachment D, Section D(1) –
Establishment of a Local Section 8 /
Housing Choice Voucher Program
Statutory objective:
Increase housing choice for low-income
families

In the last few years, leasing success rates have fallen as a result of an extremely tight rental market, rapidly rising rents and an overall lack of
affordable units. This is a statewide problem and Home Forward’s Chief Operating Officer now sits on the state’s Housing Choice Advisory
Committee. Even with the above measures in place and the new legislation preventing discrimination against voucher holders, leasing success rates
have fallen below our 2009 baseline. In an attempt to keep pace with the market and ensure neighborhood choice for voucher holders, Home
Forward most recently increased payment standards at the end of FY2015 – the second increase this year.
We have worked collaboratively with local landlord associations to improve the situation, including partnering to deliver training on the voucher
program to over 2,000 landlords. We have worked with the Fair Housing Council on educating landlords about the new laws, and we have
implemented a variety of policy changes (which do not require MTW flexibility) to make the voucher program more appealing to landlords. These
include:
 Allowing flexible lease terms based on an individual landlord’s standard practice (including month-to-month)
 Setting a goal of conducting initial inspections within 3-5 days of receiving the Request for Tenancy Approval (currently at three days)
 Accepting electronic Requests for Tenancy Approval from landlords to speed the process
 Posting tools for landlords on our website so landlords can assess whether their unit is likely to pass rent reasonable and affordability tests
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Finally, we are working to provide more support for voucher holders themselves. We have improved our participant orientation, with an increased
focus on housing search, tenant rights and responsibilities, and opportunity neighborhoods, in hopes of helping voucher holders be better prepared
for their housing search.
Changes or modifications: We are not anticipating any changes to this activity.
Activity Metrics:
Metric
Baseline
Benchmark
Households assisted by services that increase housing choice (Standard Metric: HC#7)
Number of households receiving
Before implementation, 0
FY2017: 180 households
services aimed at increasing
households
housing choice
Additional Metrics:
Improve voucher success rate
Issued voucher success rate
FY2009: 74%
FY2017: 85%

At least 180 households per year
will benefit from the Landlord
Incentive Fee

Decrease in lease-up time
Average number of days for a
voucher holder to lease up

Less than 50 days

Before implementation, 51 days

FY2017: 50 days

Final Projected Outcome

85%

MTW Flexibility:
Home Forward has made changes to operational policies and procedures and funds these activities through our single-fund budget flexibility. This
activity works to increase landlord participation in the program, and therefore, increase housing choice for low-income households.
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10 LOCAL PROJECT-BASED VOUCHER PROGRAM
Approved FY2012, Implemented FY2012, Amended FY2015
Home Forward has created a project-based voucher (PBV) program tailored to meet the needs
of the local community. We currently administer over 2,000 PBVs in the community via more
than 60 separate contracts. The program continues to represent our focus on coordinating with
jurisdictional partners and enhancing the supply of permanent supportive housing for
households with barriers to housing.
In FY2015, Home Forward changed the operating subsidy at four of our high-rise buildings from
public housing to project-based Section 8 funding, as part of our preservation strategy to
renovate ten buildings. These four buildings accounted for 654 units, and serve senriors and
persons with disabilities. The MTW flexibility to place project-based vouchers at these buildings,
as well as through service providers and jurisdictional partners, has ensured that affordable
housing remains available to some of the most vulnerable households in our community.
The objective of the project-based voucher program is to provide housing certainty for lowincome, high-barrier households who would be unlikely to succeed with a tenant-based
voucher. With that in mind, we are focusing project-based vouchers on buildings with on-site
services, ideally in opportunity areas, offering tenants affordable rents and access to community
resources. Many of the original project-based voucher contracts have expired over the past
year, and Home Forward has made it our policy to offer renewals only to owners who have
agreed to set waiting list preferences for one or more vulnerable populations, and to make
services available to those households. This will result in all project-based voucher buildings
offering affordable housing with services to those most in need as contracts are renewed.

MTW authorization:
Attachment C, Section D(7) –
Establishment of an Agency MTW
Section 8 Project-Based Program
Attachment C, Section D(4) – Waiting List
Policies
Attachment C, Section D(2) – Rent
Policies and Term Limits
Attachment C, Section D(1)(e) –
Operational Policies and Procedures
Statutory objective:
Increase housing choice for low-income
families
Reduce cost and achieve greater cost
effectiveness in Federal expenditures

This year, Home Forward is making modifications to two aspects of this activity. These modifications are described below, and the changes are
reflected in the paragraphs describing “MTW Flexibility.”
First, Home Forward is clarifying the parameters in which the local competitive process may be waived and PBVs may be awarded based on a
formal approval and resolution process by our Board of Commissioners. This modified site selection procedure can occur within either of the
following parameters: 1) Jurisdictional partners (defined as the cities of Portland and/or Gresham or Multnomah County) formally request for Home
Forward to project-base vouchers in a specific property as part of a community-wide initiative to meet local priorities; and/or 2) The property is
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owned directly or indirectly by Home Forward, subject to HUD’s requirements regarding subsidy layering. The owned units would not be subject to
any required assessments for voluntary conversion.
Second, Home Forward has used MTW flexibility to eliminate the cap that limits project-basing to up to 20% of the amount of budget authority
allocated to the agency by HUD in the voucher program. We are modifying this aspect to clarify that in doing so, we are also eliminating the
submission requirements included in 24 CFR 983.6(d) related to HUD’s monitoring of compliance of the 20% cap. Since Home Forward is not
subject to the cap, there is no need to document compliance with that statutory requirement.
Activity Metrics:
Metric
Baseline
Additional units of housing made available (Standard Metric: HC#1)
Number of new housing units made FY2011: 1,100 units
available for households at or
below 80% AMI
Units of housing preserved (Standard Metric: HC#2)
Number of units preserved for
Prior to implementation: 0 units
households at or below 80% AMI
that would otherwise not be
available

Benchmark

Final Projected Outcome

FY2017: 1,370 units made
available

Maintain at least 1,100 units that
have been made available through
this activity

FY2017: 654 units preserved

654 units will be preserved through
conversion from public housing to
project-based vouchers

Decrease in wait list time (Standard Metric: HC#3)
Note: Because Home Forward does not have a pre-implementation baseline for this metric, we are not able to show the historical impact of this activity
Average applicant time on wait list
FY2014: 15 months
FY2017: 15 months
15 months
in months
Displacement prevention (Standard Metric: HC#4)
Note: Because Home Forward does not have a pre-implementation baseline for this metric, we are not able to show the historical impact of this activity
Number of households at or below
FY2015: 904
FY2017: 900
Over 800 additional project-based
80% AMI that would lose
voucher units are available through
assistance or need to move
our ability to exceed the 25%
building cap
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Metric
Baseline
Increase in Resident Mobility (Standard Metric: HC#5
FY2011: 93 households
Number of households living in
better neighborhoods (defined as
low poverty census tracts where
poverty is below 17.8%)

Benchmark

Final Projected Outcome

FY2017: 400 households

400 households

Agency Cost Savings (Standard Metric: CE#1)
Total cost of task in dollars
Prior to implementation: $30,720

FY2017: $5,025

Less than $5,025

Staff time savings (Standard Metric: CE#2)
Total time to complete the task
Prior to implementation, 917 hours

FY2017: 150 hours

Less than 150 hours

Decrease in error rate of task execution (Standard Metric: CE#3)
Note: Because Home Forward does not have a pre-implementation baseline, we are not able to show the historical impact of this activity.
Average error rate in completing
FY2015: 2%
FY2017: Less than 5%
Less than 5%
task
Increase in tenant share of rent (Standard Metric: CE#5)
Note: Because Home Forward does not have a pre-implementation baseline, we are not able to show the historical impact of this activity
Total annual tenant share of rent
FY2014: $3,570,859
FY2017: $3,500,000
Annual tenant rent share of at least
$3,500,000
MTW Flexibility:
The PBV program increases housing choice and affirmatively furthers fair housing by preserving existing affordable housing and focusing on the
needs of populations that tend to be less successful in the tenant-based program, including participants with disabilities, extremely low incomes, or
backgrounds that may create high barriers to housing. Most of the PBV buildings offer services for specific populations, which help households not
only to obtain suitable housing, but also to access additional services that give the household stability in the community. Below is a list of the ways
Home Forward utilizes MTW authority for the local PBV program:


Home Forward exceeds the traditional 25% limit of PBVs in a single building, and allows project-based vouchers to be awarded to more than
25% of units in a given complex.
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Home Forward has modified waitlist policies to allow each PBV building to maintain its own site-based waiting list with its own preferences. It
would not be practical or cost effective for Home Forward to manage so many separate PBV waiting lists with separate preferences. Multiple
waitlists also ensure that there are almost always open waitlists at any point in time.



Home Forward does not provide a preference on the tenant-based waiting list for PBV residents, and requires PBV residents to apply for and
remain on the tenant-based waitlist in order to transfer to a tenant-based voucher unit.



Home Forward modifies screening and eligibility requirements to differ from the traditional criteria at certain PBV properties which offer
supportive services, therefore increasing housing choice for participants who might otherwise be ineligible for Section 8 housing. Home
Forward determines an applicant’s eligibility for a specific PBV property based on the capacity of the service provider who owns or contracts
to manage the property.



Home Forward has modified owner proposal selection procedures for PBV units in order to increase Permanent Supportive Housing in
our community by awarding PBV units via a local competitive process in collaboration with the City of Portland and Multnomah
County. This local process includes issuing a Notice of Funding Availability and accepting proposals from housing developers and
owners across the County. This effort ensures that PBVs are aligned with capital and services funding made available from our
jurisdictional partners.
The local competitive process may be waived and PBVs may be awarded based on a formal approval and resolution process by
Home Forward’s Board of Commissioners within either of the following parameters:
1) Jurisdictional partners (defined as the cities of Portland and/or Gresham or Multnomah County) formally request for Home
Forward to project-base vouchers in a specific property as part of a community-wide initiative to meet local priorities
2) The property is owned directly or indirectly by Home Forward, subject to HUD’s requirements regarding subsidy layering. The
owned units would not be subject to any required assessments for voluntary conversion.



Home Forward has adopted the local city and county site selection standards for PBV units in order to ensure alignment with jurisdictional
partners in regards to site selection for low-income housing aimed at ending homelessness. Site selection standards are designed to
deconcentrate poverty and expand housing and economic opportunities in census tracts with poverty concentrations of 20% or less.



Home Forward has modified subsidy standards regarding under- and over-housing in order to ensure full utilization of PBV units. Subsidy
standards are the same for PBVs as those used for tenant-based vouchers, but exceptions are granted when there are no appropriately sized
households on the waiting list to fill a vacant unit.



Home Forward has modified lease terms, renewal options, and termination policies to limit owners’ ability to terminate tenancy without
cause, maximizing housing choice for the families in those units. After the initial term, PBV leases convert to a month-to-month
agreement unless owners and tenants agree to a longer term, and owners may not refuse to renew leases without cause. Owners of
PBV units may not terminate tenancy without cause, except as follows:
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The owner of a PBV unit may terminate tenancy for a family if Home Forward terminates the family’s assistance for any
reason in order to ensure that another low-income applicant can be served. However, instead of terminating tenancy,
the owner may request Home Forward’s approval to amend the PBV contract to remove a unit occupied by a zero
subsidy family or amend the PBV contract to substitute a different unit with the same number of bedrooms in the
same building.



Home Forward modified the way contract rents are determined for PBV units by limiting PBV contract rents to a maximum of the payment
standard less any applicable tenant paid utility allowance, ensuring that PBV units are affordable even to zero-income households.



Home Forward adapted the timing of applying payment standard adjustments for PBV participants. Any increase in payment standards to the
PBV units is applied on the next anniversary date of the PBV Housing Assistance Payments Contract, following the effective date of the
increase. Any decrease in payment standards to the unit is applied beginning on the second anniversary date of the PBV Housing Assistance
Payments Contract following the effective date of the decrease. Home Forward also applies any changes to the utility allowances at the same
time as the payment standard adjustments.



Home Forward uses an alternate rent setting policy that allows the Rent Assistance Director, with Board approval, to set exception payment
standards that are greater than 110% (up to a maximum of 150%) of Fair Market Rents for service-enriched buildings without requesting HUD
approval. The payment standard granted applies to any unit under the project-based voucher contract serving a highly vulnerable population
with intensive services. Data is required of the owner to verify the value of the services being provided, and this cost will not be included when
conducting rent reasonableness tests.



Home Forward allows Home Forward staff to conduct inspections, set rents and determine rent reasonableness for Home Forward-owned
units that utilize PBVs. When Home Forward both owns and manages the unit, it hires a third party to conduct quality control testing of
inspections and rent reasonableness determinations for a sample of these units. This activity is also described under Activity 08: Inspection
and Rent Reasonableness at Home Forward-Owned Units.



Home Forward has eliminated the cap limiting project-basing to up to 20% of the amount of budget authority allocated to the agency by HUD
in the voucher program and the submission requirements included in 24 CFR 983.6(d) related to HUD’s monitoring of compliance of the 20%
cap. Since Home Forward is not subject to the cap, there is no need to document compliance with that statutory requirement.
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11 ALIGN UTILITY ALLOWANCE ADJUSTMENT PROCEDURES
Approved FY2011, Implemented FY2011
In our FY2011 MTW Plan, Home Forward received approval to align the public housing process for
calculating and implementing utility allowance adjustments with that of Section 8. Previously, the
public housing utility allowance process required Home Forward to conduct engineering surveys to
determine energy consumption, which was cumbersome and costly. Additionally, public housing
protocol required that a re-certification be completed for each resident when there were adjustments
to the utility allowance.
Aligning the utility allowance adjustment process with that of Section 8 allows public housing to
adopt the methodology of using HUD’s standard calculation, which is based on the type of utility
and type of building. As in the Section 8 program, public housing staff will review the utility
allowance adjustments annually, with the adjustment going into effect at the resident’s next regular
review.

MTW authorization:
Attachment C, Section C(11) –
Rent Policies and Term Limits
Statutory objective:
Reduce cost and achieve greater cost
effectiveness in Federal expenditures.

Changes or modifications: We are not anticipating any changes to this activity.

Activity Metrics:
Metric
Baseline
Agency cost savings (Standard Metric: CE#1)
Total cost of task
Before implementation, $8,000 per
year
Staff time savings (Standard Metric: CE#2)
Total time to complete task
Before implementation,
approximately 393 hours

Benchmark

Final Projected Outcome

FY2017: $0

$0 to complete survey

FY2017: 0 hours

0 hours

MTW Flexibility:
The standard public housing utility allowance process requires engineering surveys to determine energy consumption, and that a re-certification be
completed for each resident when there is a utility allowance adjustment. Our MTW flexibility allows us to align the public housing process with that of
Section 8, resulting in agency cost and staff time savings.

Page 49

Home Forward
Moving to Work Annual Plan – FY2017

12 ALTERNATIVE INITIAL HOUSING ASSISTANCE PAYMENT POLICY
Approved FY2015, Implemented FY2015
Multnomah County is experiencing a fiercely competitive rental market, with only a 3% vacancy rate
and rapidly rising rents. Housing Choice Voucher (HCV) holders – with extra paperwork and
inspection requirements that delay move-in and payment– often find it difficult to compete
successfully with unsubsidized renters who can move into a unit and begin payment immediately.
In an effort to improve housing choice for voucher holders and to increase the number of landlords
who participate in the program, particularly in low-poverty neighborhoods, Home Forward received
approval for this activity to enter into a HAP contract with a landlord with an effective date prior to the
initial inspection date. This enables landlords to lease to voucher holders without losing valuable
rental income while waiting for an inspection.

MTW authorization:
Attachment C, Section D(1)(a) –
Operational Policies and Procedures
Attachment C, Section B(1) –
Single Fund Budget with Full Flexibility
Statutory objective:
Increase housing choice for low-income
families

Home Forward began piloting this activity in FY2016. We revised the HAP contract to allow for an
effective date, prior to the initial inspection, and to include an addendum that informs the landlord of Housing Quality Standard (HQS) unit
requirements. Once the unit has passed rent reasonableness and affordability tests, the landlord certifies that they believe the unit will pass an HQS
inspection – and if it does not, that the tenant will not be obligated to the lease. At this point, the tenant can move in prior to the inspection. The
initial HQS inspection takes place within 15 business days of the effective date of the HAP contract. If the unit does not pass initial inspection,
landlords are provided an additional 15 business days to make their repairs. In the event of a life-threatening deficiency, the landlord is given 24
hours to make repairs. Once the unit has passed inspection, initial payments will be remitted and will be retroactive to the HAP contract date. No
payments will be made until the unit passes inspection, and the contract will include a provision for Home Forward to back out at any point if the unit
does not pass inspection. If a unit does not pass inspection, no payments will be made and tenants will be released of their obligation to the unit.
Home Forward also created a moving assistance fund to assist households in making deposit payments in the event that a landlord fails to make the
necessary repairs and the family has to find a new unit. Because of the high quality of rental housing in Multnomah County, we anticipate a low rate
of landlords failing re-inspection in this pilot program.
Three landlords with large portfolios and strong histories participated in the pilot activity during the second half of FY2016. After full implementation,
Home Forward intends to use this alternative policy at its discretion. The alternative policy will not be used:
 If a unit was built prior to 1978 and the family moving in includes a pregnant woman or children under the age of six; or
 If a landlord has a history of subpar units, a poor or non-compliant repair record, or an otherwise questionable history.
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Changes or Modifications:
We are not anticipating any changes to this activity.
Activity Metrics:
Metric
Baseline
Increase in resident mobility (Standard Metric: HC#5)
Number of households living in better
FY2013: 1,896 (30%)
neighborhoods (defined as low poverty
households lived in better
census tracts where poverty is below 17.8%) neighborhoods
Additional Metrics:
Improve voucher success rate
Issued voucher success rate
FY2013: 81.5%
Decrease in lease-up time
Average number of days for an MTW voucher
holder to lease up

FY2013: 51.6 days

Benchmark

Final Projected Outcome

FY2017: 2,000 households

At least 2,000 households (32%)

FY2017: 85%

85%

FY2017: less than 50 days

Less than 50 days

Home Forward will track this information through our YARDI database system.
MTW Flexibility:
This activity allows Home Forward to conduct initial inspections up to 15 days after the effective date of a HAP contract, and make payments effective
as of that contract date.
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14 PROGRAM BASED ASSISTANCE
Approved FY2015, Implemented FY2015
The need for rental assistance in Multnomah County far outstrips the supply. When Home Forward
opened the Housing Choice Voucher waiting list in 2012 for the first time in 6 years, over 21,000
households applied for 3,000 waiting list slots.
In an attempt to increase the number of households served over a given period of time, Home
Forward has designed Program Based Assistance. This local, non-traditional rent assistance program
offers flexible rent assistance, paired with services, to help families access and/or retain stable
housing. While the Housing Choice Voucher and public housing programs provide permanent
subsidies in order to ensure long-term affordability for low-income families, the focus of Program
Based Assistance is helping families achieve stability. These households will likely remain rentburdened, but with services available to help families address other challenges in their lives, many will
be able to avoid homelessness and remain permanently housed.

MTW authorization:
Attachment C, Section B(1) –
Single Fund Budget with Full Flexibility
Attachment D –
Use of MTW Funds
Statutory objective:
Increase housing choice for low-income
families

To administer Program Based Assistance, Home Forward sets aside a pool of flexible rent assistance funds to serve targeted populations, in
partnership with one or more local service providers who ensure that the families have access to the supportive services or resources they need to be
stable and successful. Target populations for Program Based Assistance are families for whom: 1) success on the Housing Choice Voucher program
would be unlikely; 2) the delay in accessing rent assistance due to the voucher waitlist would most likely have devastating results (recidivism, relapse,
death, homelessness, etc); or 3) the need for rental subsidy is short term while the client is receiving the support needed to stabilize in permanent
housing. Examples of target populations include families who are homeless or at risk of homelessness, families with children attending Alder
Elementary School (which has one of the highest mobility rates in the County and was adopted by the I Have a Dream Foundation in order to improve
outcomes), former foster youth, survivors of domestic violence, and families with an adult who has recently been released from prison.
Program Based Assistance partners work with Home Forward to set program policies that are specific to the target population they are serving. Home
Forward ensures that polices are clear, equitably managed, and in compliance with Fair Housing laws. All programs have common elements which
include:
Uses of Funds: Rental Assistance funds may be used for rent assistance, rent arrears with a current landlord, move-in fees and deposits, utility
assistance and arrears, motel vouchers if housing is identified but not immediately available, and documented debt to a past landlord (other than a
public housing authority).
Page 52

Eligibility: Eligibility for Program Based Assistance is as low barrier as possible in order to provide housing access for hard-to-serve households. The
only limitations on eligibility are: 1) the household must include at least one person who is a U.S. citizen, U.S. national, or noncitizen with eligible
immigration status; 2) the household may not include any member who is subject to lifetime registration as a sex offender or has been convicted of
production/manufacture of methamphetamine on premises of federally assisted housing; 3) no one in the household may owe Home Forward money;
and 4) annual gross income cannot exceed 50% of area median income.
Subsidy Determination Method: Each partner is required to write clear policies and procedures for how subsidy amount and duration will be
determined. These policies must be applied to all participants in that partner’s program.
Service Requirements: Home Forward makes these funds available to target populations in partnership with one or more partners who are experts in
providing the supports families may need to remain stably housed and move towards a stable, permanent housing situation. Therefore, partner
agencies are required to make services available to all families accessing Program Based Assistance. Partner agencies will also have the discretion to
discontinue rental assistance to households who violate their program policies or fail to engage in services after repeated attempts at engagement.
Program Based Assistance is a local, non-traditional rental subsidy program. Home Forward will comply with PIH Notice 2011-45 when administering
this activity.
Changes or Modifications: We are not anticipating any changes to this activity.
Activity Metrics:
Metric
Baseline
Additional Units of Housing Made Available (Standard Metric: HC#1)
Number of new housing units made
Before implementation, 0 units
available for households at or below
80% AMI
Increase in Resident Mobility (Standard Metric: HC#5)
Number of households living in better
neighborhoods (defined as low
poverty census tracts where poverty is
below 17.8%)
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Before implementation, 0
households

Benchmark

Final Projected Outcome

FY2017: 5 units

5 additional units made available
through the New Doors project for
former foster youth

FY2017: 110 unduplicated
households

At least 110 formerly homeless
households receive placement
services annually

Home Forward
Moving to Work Annual Plan – FY2017

Metric
Baseline
Benchmark
Households Assisted by Services that Increase Housing Choice (Standard Metric: HC #7)

Final Projected Outcome

Number of households receiving
services aimed to increase housing
choice

300 households receive services
annually through Program Based
Assistance

Before implementation, 0
households

FY2017: 400 unduplicated
households

Home Forward tracks this information through a combination of our YARDI database system, reporting by partner agencies, and the community’s
Homeless Management Information System (HMIS) software.
MTW Flexibility:
Home Forward uses MTW flexibility to blend program funds into a single budget used to fund Program Based Assistance. This allows Home Forward
to administer a form of non-traditional rent assistance that can target households in crisis and help them reach or maintain housing stability.
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Closed Out Activities

Name of Activity

Year Approved

Year Implemented

Year Closed Out

Reason for Close Out

Alternate Rent Calculation
for Public Housing Units at
Rockwood Station, Martha
Washington, and Jeffrey

FY2011

FY2011

FY2012

This activity was discontinued on April 1, 2012 when our
current Rent Reform activity was implemented and the
units at those buildings shifted to the Rent Reform
calculation.

Limits for Zero-Subsidy
Participants

FY2010

FY2010

FY2012

This activity was discontinued on April 1, 2012 with the
implementation of Rent Reform.

Limiting Portability in Higher
Cost Areas

FY2013

Never
implemented

--

Home Forward determined that the administrative costs
to manage this activity would offset the proposed savings.

04 Bud Clark Commons

FY2010

FY2010

FY2014

Home Forward has determined that operations at Bud
Clark Commons do not utilize MTW flexibility.

05 Biennial Inspections

FY2008

FY2008

FY2015

The FY2014 Appropriations Act allows all housing
authorities to conduct inspections on a biennial basis.
This activity no longer requires MTW flexibility.

Page 55

Home Forward
Moving to Work Annual Plan – FY2017

Sources and Uses of Funding
Describe the Activities that Will Use Only MTW Single Fund Flexibility

Replacement Housing Factor Funds
Home Forward’s efforts to reposition its public housing portfolio can result in a formal disposition approval from HUD and then
the sale of the asset. In these instances, Replacement Housing Factor (RHF) funds are received by Home Forward as part of
the Capital Fund Formula and used to create a new public housing unit. Home Forward has utilized MTW authority to use
these RHF funds within its single fund flexibility to create new public housing units in a mixed-finance project. In doing so,
these RHF funds provide a portion of the total development capital needed for a particular project. Given the development
cash flow needs of any particular mixed-finance project, Home Forward will continue to use the RHF funds to repay
construction financing. This would be done without formally pledging the future RHF funds to the lender as collateral.
MTW Initiative Funds
Home Forward has created MTW Initiative Funds. This is a funding source to support initiatives that will advance the goals and
objectives of MTW and Home Forward’s Strategic Operations Plan, as well as to provide sufficient operating reserves for
prudent financial management. Some of these initiatives are aspects of our MTW Activities, described earlier in this Plan.
Listed below are initiatives that only use single-fund flexibility:


Action for Prosperity/Housing Works: Action for Prosperity is a partnership between Home Forward, Worksystems, Inc.,
the Multnomah County Stability Initiative case management system, and the State Department of Human Services. Each
system leverages its resources by delivering core services and utilizing the other systems to provide wrap-around
supports. With access to stable housing, the appropriate level of case management, and priority access to workforce
services, we believe that a significant number of households will be able to develop the skills they need to gain
employment within two years. Home Forward contributes rent assistance, in the form of Program Based Assistance,
which is contracted to agencies in the Stability Initiative case management system who use it to help stabilize families who
may choose to participate in training or employment programming.
Additionally, in 2012, our local Workforce Investment Board (WIB) received a $5.5 million Workforce Innovation Fund grant
in partnership with Home Forward and the other local housing authorities and WIBs in the Portland Metro area to pilot a
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program called Housing Works. This demonstration grant expanded on an existing partnership between Home Forward
and the local WIB. Home Forward received $1.1 million to work with our Workforce Investment Board to serve 270 Home
Forward residents with intensive training and employment services through April of 2016. As part of this grant, Home
Forward contributes to the cost of a staff position that is shared between the WIB and Home Forward. This “liaison”
provides technical assistance to Home Forward staff as they support clients in navigating the WorkSource system and
helps build the partnership between the two organizations.


Families Forward: Families Forward is the umbrella name for our strategic initiatives designed to help youth attain
education success in order to alleviate or exit poverty, and to help adults make economic progress, with the ultimate goal
of exiting poverty for those who are able.
o For adults, the current priority is to create a single framework for all of the agency’s Economic Opportunity efforts,
integrating the following four strategies: collecting information about families through an Employment and Training
Interest Inventory; aligning existing self-sufficiency programs into a single program called GOALS, with site-based and
non-site based components; facilitating the hiring of low-income (Section 3) residents and participants by Home
Forward and contractors; and integrating Housing Works/Action for Prosperity (mentioned above) into Economic
Opportunity work. Ultimately, the goals for this initiative include increases in resident/participant earned income,
increases in residents’/participants’ contribution to rent, and residents/participants reaching a living wage if they exit
housing subsidy.
o Youth Initiatives: Home Forward’s focus on youth efforts has been twofold: 1) ensuring children enter kindergarten
ready to learn and 2) ensuring older youth graduate from high school and enter college or training. Our early
childhood efforts are being rolled out in alignment with a countywide initiative focused on kindergarten readiness and
the Governor’s early childhood agenda. We conduct significant outreach to connect our families to programs that
support the transition into kindergarten and to register for kindergarten in the spring. We have also opened an early
childhood center at our newest HOPE VI development.
In December we successfully ended our three-year demonstration project, funded through the Urban Institute, to
provide dual-generation programming at two of our HOPE VI sites, focused on achieving academic success for
children. The model provided intensive supports to adults to increase economic opportunity and case management
for youth via contractors who specialize in youth development. Through this work we saw parents get the support
they need to engage more deeply and effectively with their children’s academic and emotional needs, and as a result,
academic performance improved and behavioral issues declined. Because the dual-generation model proved to be
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successful for our families, we pursued and received 3 years of additional local grant funding to continue our work
with the youth contractors. We are also pursuing two additional projects with Urban Institute to address unmet needs
identified through this demonstration: an early childhood home visiting program focused on maternal mental health
and addressing issues of hunger and food-insecurity with teens.




Aging at Home Strategies: Home Forward is developing and implementing initiatives to increase independence and a
sense of community at our properties that serve seniors and people with disabilities. Priority strategies include:
o Increased focus on strengthening and expanding the Congregate Housing Service Program in partnership with Impact
Northwest, Multnomah County Aging, Disability and Veteran’s Services, and Oregon State Department of Human
Services
o Participating in Housing with Services, a systems alignment approach to improving the health outcomes, reducing
health care costs, and to promoting community inclusion and self-determination for seniors and people with
disabilities living in subsidized housing, that includes Cedar Sinai Park, Care Oregon, Cascadia and other partners.
Staff Training: To support the Families Forward and Aging at Home initiatives, which are part of Home Forward’s Strategic
Operations Plan goal to strengthen our relationship with the people we serve, Home Forward is developing a new training
program for staff. Training includes understanding the crisis of poverty and provides staff with a basic overview of the
components of motivational interviewing, strengths-based case management, and trauma-informed care. The goal is to
provide staff with knowledge and tools to better support residents in achieving their goals.



Neighbor-to-Neighbor Grant Program: Home Forward has created a grant program for resident groups from our public
or affordable housing communities. Resident groups submit applications for grant funds to improve their community
livability and reinforce community values. Past resident-led projects have included exercise classes, afterschool tutoring,
an accessible community garden and the creation of a soccer field and youth sports team.



Security Deposit Assistance: Home Forward offers security deposit assistance to two populations: participants leasing up
with Veterans Affairs Supportive Housing (VASH) vouchers, and foster youth leasing up with Family Unification Program
(FUP) vouchers. For homeless veterans, a lack of funds for security deposits is a serious barrier to successful use of
VASH vouchers. Similarly, youth aging out of the foster care system often do not have the resources to pay for security
deposits when trying to utilize FUP vouchers. Security deposit assistance is a key support to finding housing for veterans
and youth leasing up in units requiring deposits. Home Forward’s funds are used only when the service agencies
working with these populations are not able to otherwise arrange for deposit assistance.



Tenant Education Class and Deposit Assistance: During FY2016, Home Forward entered into a contract with a
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community-based tenant advocate organization, the Community Alliance of Tenants (CAT), to teach new and transferring
HCV voucher holders about their rights and responsibilities as tenants. Upon completing the class, voucher holders are
given one-time access to $200 in deposit assistance for their housing search. This partnership grew out of concern that in
the current competitive rental market, and with the recent changes in Oregon landlord/tenant law, voucher holders needed
more education about how to be successful applicants and tenants. At the end of the contract, follow-up data on the
class graduates will be analyzed to determine if the class had a positive impact on graduates’ housing search and stability
after leasing up.
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Inspection Related Moving Fund: As described in Activity 12, Home Forward has created a moving assistance fund to
assist households in making deposit payments in the unlikely event that a landlord fails to make necessary repairs to their
unit after the initial inspection.



Inter-jurisdictional Transfer Program for Survivors of Domestic Violence: In collaboration with other MTW-authorized
housing authorities and the local domestic violence service system, Home Forward has implemented an inter-jurisdictional
transfer program to assist participants who are survivors of domestic violence. The program ensures continued access to
stable and safe housing when it is deemed necessary that the household move to another jurisdiction to avoid violence
that is likely to become lethal or near-lethal. A local domestic violence service provider has assigned two advocates to
work on-site with participants in any of Home Forward’s permanent subsidy programs. The advocates can recommend
participants to this transfer program and provide advocacy and assistance with relocation to the new jurisdiction. Clients
are connected with a local domestic violence agency in the new jurisdiction for support after their transfer. Home Forward
allocates up to $2,000 per household for moving costs, for up to five households each year. In addition, Home Forward
intends to absorb the vouchers of up to five families referred by partnering MTW agencies. To date, no funds have been
utilized for this transfer program, but the program remains an option for households needing to transfer due to domestic
violence.



Section 8 Success Fund: Home Forward is working with jurisdictional and community partners to explore the creation of a
fund that would assist Section 8 voucher holders in reducing barriers to successfully leasing up. Home Forward will use
MTW Initiative Funds to contribute to this effort, creating funding for application fee or security deposit assistance,
contracts with housing search assistance providers, or other supports that will help our voucher holders find safe and
affordable housing in our community.



Affordable Housing Opportunities: With incredibly low vacancy rates and a lack of affordable housing, Home Forward is
dedicated to increasing the number of housing units in our community. Home Forward will use MTW Initiative Funds to
leverage additional funding for the development of new affordable housing. By using methods such as site acquisition,
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predevelopment loans, and gap financing, Home Forward is able to invest in projects to expand the availability of new
housing that is affordable to families at different income levels in our community.


Grant shortfalls: A large share of tenant/resident services are funded from grants and foundations. These funds augment
local funds to provide supportive services and self-sufficiency services to residents. In order to optimize available services,
any costs not eligible for state and local grants will be funded by single-fund flexibility.



Emergency fund: In the event of an emergency that affects a public housing family’s ability to live safely in their unit, Home
Forward has created a fund to help the family temporarily find safe housing in a hotel.



Landlord portal: Home Forward has been defining requirements for a Landlord e-Center which will allow landlords to
electronically process a Request for Tenancy Approval, view and schedule inspections, view payment information, and
communicate with Home Forward. It is our objective that the time required to lease an apartment or home to a voucher
holder will be reduced and the entire process will be more efficient. Home Forward issued a request for proposals this
summer and received one proposal. Staff is refining the list of requirements and we are investigating additional potential
vendors to help us provide this useful service to landlords.



MTW Operating Reserve: Home Forward will set aside funds each year, as determined by the Board of Commissioners,
towards building an Operating Reserve sufficient to fund four months of Operating Expenses plus one month of Housing
Assistance Payments.
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Local Asset Management Plan

Is the PHA allocating costs within statute?

Is the PHA implementing a local asset management plan (LAMP)?

or

Yes

No

or

If the PHA is implementing a LAMP, it shall be described in an appendix every year beginning with the year it is proposed and
approved. The narrative shall explain the deviations from existing HUD requirements and should be updated if any changes are made
to the LAMP.

Has the PHA provided a LAMP in the appendix?

Yes

or

Local Asset Management Plan has been updated to reflect Agency name change, reclassification of certain positions, and
minor updates to direct/indirect cost allocations to reflect current practices.
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RESOLUTIONS

MEMORANDUM

To:

From:

Board of Commissioners
Ian Slingerland, Director of
Homeless Initiatives
503.802.8370

Date:

Subject:

November 17, 2015
Authorize Changes to Shelter Plus
Care Policies
Resolution 15-11-06

The Board of Commissioners is requested to approve changes to the Shelter Plus Care
policies. Home Forward administers six Shelter Plus Care (SPC) grants, which HUD calls
projects, providing permanent supportive housing to over five hundred individuals and
families annually. The projects provide long-term rent assistance matched with supportive
services delivered by partner agencies. Individuals and families served by Shelter Plus
Care are leaving homelessness and must include a head of household living with a
permanent disability. Five of our SPC projects provide tenant-based rent assistance, and
one provides sponsor-based rent assistance (participants must live in units owned or
controlled by this project’s service agency partner, Cascadia Behavioral Healthcare.)
Our Shelter Plus Care projects are funded annually through the Department of Housing
and Urban Development’s Continuum of Care Notice of Funding Availability (CoC NOFA)
process. We are seeking approval to adopt changes to Shelter Plus Care policies to
better align our projects with the funding priorities articulated by HUD in this year’s CoC
NOFA.
THE CONTINUUM OF CARE NOFA
Since 1994, the U.S. Department of Housing and Urban Development (HUD) has used the
phrase “Continuum of Care (CoC)” when referring to a federal stream of funding
specifically intended to serve people experiencing homelessness. This funding was
established through the 1987 McKinney-Vento Homeless Assistance Act and reauthorized

through the Homeless Emergency Assistance and Rapid Transition to Housing (HEARTH)
Act of 2009.
Each year, HUD releases a CoC Notice of Funding Availability (NOFA) to which hundreds
of communities across the country respond by completing a detailed grant application. In
Portland, Gresham, and Multnomah County this brings in approximately $15.5 million
annually, including nearly $4.3 million for Home Forward’s Shelter Plus Care projects. In
total, Continuum of Care funds support the ongoing operations of a variety of programs
providing housing and services to more than 2,700 homeless adults, families and youth, in
more than 1,800 households. Because federal budgets for homeless services have
increased only incrementally in recent years, this annual grant process has become
primarily a means to renew 45 existing local CoC grants.
The CoC NOFA process is competitive. The Portland Housing Bureau, coordinates the
application for our community, submitting a single application that includes individual
renewal applications for each of the 45 renewing projects and applications for any new
funds made available through the NOFA (bonus projects). Our local Continuum, as a
whole, is scored based on the application submitted by PHB. The competitiveness of
individual renewal or bonus projects is based on the score of the entire Continuum and the
characteristics of the individual projects.
HUD uses the competitiveness of the CoC NOFA process to advance federal policy
priorities beyond those required by statute and regulation; the score of our Continuum as a
whole is determined, in part, by the extent to which the Continuum, and the individual
projects it includes, reflects the policy priorities identified by HUD in the NOFA. This year
HUD has two priorities that the Portland Housing Bureau has asked us to accommodate in
our Shelter Plus Care policies so that both our community’s overall CoC application and
our Shelter Plus Care bid will be more competitive.
POLICY PRIORITIES INCLUDED IN THIS YEAR’S CONTINUUM OF CARE NOFA
This year’s CoC NOFA incentivizes Continuums to:
1. Pursue Housing First strategies in permanent supportive housing projects.
As defined in the CoC NOFA, Housing First is “an approach to homeless assistance
that prioritizes rapid placement and stabilization in permanent housing and does not
have service participation requirements or preconditions such as sobriety or a
minimum income threshold. Projects using a housing first approach often have
2

supportive services; however, participation in these services is based on the needs
and desires of the program participant.” Additionally, Housing First projects remove
screening and eligibility criteria that create barriers to accessing services and
housing.
In particular, at the project application level, applicants must indicate if their projects
have removed barriers to access related to:
 Having too little or little income;
 Active or history of substance abuse;
 Having a criminal record (with exceptions for state mandated restrictions);
 Fleeing domestic violence
2. Prioritize access into permanent supportive housing projects for chronically
homeless families and individuals.
Regulations require that all individuals and families served with Continuum of Care
funded permanent supportive housing be experiencing homelessness at program
entry and include a head of household that is a person with a disability. HUD wants
projects to further prioritize access to permanent supportive housing for individuals
and families experiencing chronic homelessness. (Definition included as
Attachment 1.)
PROPOSED CHANGES TO HOME FORWARD SHELTER PLUS CARE (SPC) POLICIES
Aligning with HUD’s definition of Housing First
Home Forward’s Shelter Plus Care projects predominately operate in a manner considered
Housing First, but some changes are required to fully comply with HUD’s definition as it
relates to removing barriers to entry. We are requesting approval to make changes in our
policies in two areas related to screening of applicants for our SPC projects.
First, SPC policy requires Home Forward to screen applicants to determine if they were
former participants of any Home Forward program. If so, applicants are reviewed to
determine if they are listed “do not rehouse,” based on the circumstances around their exit
from the previous Home Forward program, including owing Home Forward money.
We will need to remove this screening to align our projects with HUD’s definition of
Housing First.
Second, our current Shelter Plus Care policy requires Home Forward to screen applicants
and deny them access to projects if the applicant is subject to a lifetime registration
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requirement under any state’s sex offender registration program. This policy mirrors the
screening criteria that is required by statute for our Housing Choice Voucher program, but
it is discouraged by HUD for Continuum of Care-funded permanent supportive housing
projects. Because there is no state or federal mandate to categorically exclude persons
subject to lifetime registration requirements, our projects will not be considered Housing
First as long people are screened out based on this factor.
Eliminating this screening criteria will not prioritize or create a preference for persons
subject to lifetime registration requirements; it will only result in not screening out
applicants who are otherwise eligible and selected according to the selection policies for
individual Shelter Plus Care projects. Housing providers (landlords) will retain the right and
responsibility to screen Shelter Plus Care participants prior to leasing to them, and can
make housing decisions based on their own screening criteria, which can include denying
registered sex offenders. In addition to making our community’s application more
competitive, our partners involved in the different Shelter Plus Care tenant-based projects
support our removing this screening from our policy as it will enable them to have
conversations with landlords about individual situations.
For our Sponsor Based grant, we will continue to maintain policy flexibility to screen out
persons subject to lifetime registration under any state’s sex offender registration program.
Because assistance through the sponsor-based project requires the participant to live in
housing controlled by the sponsor, we will continue to screen for this criteria if the sponsor
screens for it in the housing they control, as is the case with Cascadia Behavioral
Healthcare. This exception will not affect the competitiveness of our community’s CoC
application. Our community’s CoC application will receive points provided 75% of the
CoC funded permanent housing projects across the continuum practice housing first. Our
CoC can meet this threshold without making a change to our sponsor-based project.
ALIGNING WITH HUD’S PRIORITY TO SERVE PEOPLE EXPERIENCING CHRONIC
HOMELESSNESS
The largest of Home Forward’s SPC projects is currently dedicated to serving folks
entering the project from chronic homelessness. The remaining five projects do not
require or prioritize access for folks experiencing chronic homelessness.
We are seeking approval to prioritize access in our SPC projects for individuals and
families experiencing chronic homelessness for up to 100% of units at turnover. Projects
will continue to have, project specific eligibility requirements in addition to this priority—
several projects serve people living with specific disabilities. We recommend leaving
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flexibility to set the priority at less than 100% based on the unique circumstances of the
project. For instance, Cascadia Behavioral Healthcare currently prioritizes based on
vulnerability and believes that, while chronic homelessness correlates with vulnerability,
there are sometimes families (often those with young children) that are distinctly vulnerable
without meeting HUD’s specific criteria for chronic homelessness.
ATTACHMENTS
Definition of Chronic Homelessness
Proposed Policy Revisions
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RESOLUTION 15-11-06
RESOLUTION 15-11-06 AUTHORIZES HOME FORWARD TO AMEND LANGUAGE IN
SHELTER PLUS CARE POLICIES WHICH GOVERNPROCESSES AND PROCEDURES IN
HOME FORWARD’S CONTINUUM OF CARE FUNDED SHELTER PLUS CARE
PROJECTS
WHEREAS, Home Forward’s Shelter Plus Care projects are funded through competitive,
annual Continuum of Care NOFAs; and
WHEREAS, Home Forward’s Shelter Plus Care Policies establish guidelines for
determining admission to Home Forward’s Continuum of Care funded Shelter Plus Care
projects; and
WHEREAS, the competitiveness of our local Continuum of Care as a whole is determined
in part by the competitiveness of Home Forward’s Shelter Plus Care projects; and
WHEREAS, Home Forward seeks to align Shelter Plus Care policies, to the extent feasible,
with priorities identified in the Continuum of Care NOFA ; and
WHEREAS, changes to current Shelter Plus Care enrollment policies are needed to align
with HUD priorities;
NOW, THEREFORE, BE IT RESOLVED, the Board of Commissioners of Home Forward
hereby authorizes the Executive Director to approve changes to Shelter Plus Care
enrollment policies.
ADOPTED: November 17, 2015
Attest:

Home Forward:

__________________________________
Michael Buonocore, Secretary

_____________________________
David M. Widmark, Chair
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Attachment 1: Definition of chronic homelessness
Chronically Homeless. The definition of ”chronically homeless” currently in effect for the
CoC Program is that which is defined in the CoC Program interim rule at 24 CFR 578.3,
which states that a chronically homeless person is:
(a) An individual who:
i. Is homeless and lives in a place not meant for human habitation, a safe haven, or
in an emergency shelter; and
ii. Has been homeless and living or residing in a place not meant for human
habitation, a safe haven, or in an emergency shelter continuously for at least one
year or on at least four separate occasions in the last 3 years; and
iii. Can be diagnosed with one or more of the following conditions: substance use
disorder, serious mental illness, developmental disability (as defined in section 102
of the Developmental Disabilities Assistance Bill of Rights Act of 2000 (42 U.S.C.
15002)), post-traumatic stress disorder, cognitive impairments resulting from brain
injury, or chronic physical illness or disability;
(b) An individual who has been residing in an institutional care facility, including a jail,
substance abuse or mental health treatment facility, hospital, or other similar facility, for
fewer than 90 days and met all of the criteria in paragraph (1) of this definition [as
described in Section I.D.2.(a) of this Notice], before entering that facility; or
(c) A family with an adult head of household (or if there is no adult in the family, a minor
head of household) who meets all of the criteria in paragraph (1) of this definition [as
described in Section I.D.2.(a) of this Notice, including a family whose composition has
fluctuated while the head of household has been homeless

Home Forward Summary of Proposed Revisions Shelter Plus Care Policies
Policy

Proposed Policy / Language

Current Policy / Practice

Enrollment

In addition to specific target population and eligible household composition is
identified in each grant agreement, Home Forward may elect to prioritize up to
100% of units at turnover for individuals and families experiencing chronic
homelessness—this prioritization will be reflected in each sponsor agency’s
selection criteria.

Specific target population and eligible household composition is identified in each
grant.

Enrollment Eligibility Determination

Eligibility Determination

Upon receipt of the application packet from the sponsoring agency, Home
Forward SPC staff will do the following:

Upon receipt of the application packet from the sponsoring agency, Home Forward
SPC staff will do the following:

1. Review the packet for completeness and notify the sponsoring agency of any
missing paperwork. Applications should be reviewed within 2 business days.

1. Review the packet for completeness and notify the sponsoring agency of any
missing paperwork. Applications should be reviewed within 2 business days.

2. Determine if the applicant is eligible for assistance:
 The applicant’s household income must be below 50% of the median area
income, as determined by HUD, with adjustments for smaller and larger
families;
 The applicant must be a homeless person with disabilities;
 The applicant/ household must meet eligibility criteria identified in the
grant, including any prioritization for individuals and families experiencing
chronic homelessness that are identified in sponsor agency’s selection
criteria.
 The applicant must not be subject to a Lifetime Registration requirement
under any State’s Sex Offender registration program. SPC staff must
verify sex offender status at www.publicdata.com
 The initial term of the lease must be at least 1 year for all grants. The
lease must provide for automatic month-to-month renewal after the initial
term.

2. Determine if the applicant is eligible for assistance:
 The applicant’s household income must be below 50% of the median area
income, as determined by HUD, with adjustments for smaller and larger
families;
 The applicant must be a homeless person with disabilities;
 The applicant/ household must meet eligibility criteria identified in the grant.
 The applicant must not be subject to a Lifetime Registration requirement
under any State’s Sex Offender registration program. SPC staff must verify
sex offender status at www.publicdata.com
 The initial term of the lease must be at least 1 year for all grants. The lease
must provide for automatic month-to-month renewal after the initial term.

If applicant does not meet the eligibility criteria above, they will be denied program
entry. If application is denied follow the following process:

If applicant does not meet the eligibility criteria above, they will be denied
program entry. If application is denied follow the following process:
 Send Denial letter.
 If applicant appeals the denial an informal review is performed by the
SPC Program supervisor.
 Application denial does not exclude the individual from the ability to apply

 Send Denial letter.
 If applicant appeals the denial an informal review is performed by the SPC
Program supervisor.
 Application denial does not exclude the individual from the ability to apply for
SPC again once eligibility criteria are met.
If the applicant meets the eligibility criteria above, proceed with program enrollment:

for SPC again once eligibility criteria are met.
If the applicant meets the eligibility criteria above, proceed with program
enrollment:
1. Check Yardi to determine if the applicant is a current or former participant of
any Home Forward program. If yes:
a. Check the ledger for any outstanding charges owed. If you see
anything, contact accounting to determine whether the household
still owes money.
b. Review the record, including the "Other Info" tab and any memos,
to determine if the household might be on the Do Not Re-house
(DNR) list.
c. If there is a pending claim, contact accounting to check the status
of the claim;
d. If the resident is listed as DNR or has an outstanding Home
Forward collections status see the SPC Program Manager. If the
applicant owes money to any of Home Forward’s HUD-funded
programs (Section 8, Public Housing), they must pay back 50% of
the debt in order to be accepted into the SPC program. If they repay 50% of the debt, Home Forward will excuse them from the
other 50% of their debts owed and they may enter SPC. They will
not have to engage in a repayment plan for the remaining balance.
For other non-debt related violations that resulted in DNR status,
the Program Supervisor will review these applicants on a case-bycase basis.

1. Check Yardi to determine if the applicant is a current or former participant of any
Home Forward program. If yes:
a. Check the ledger for any outstanding charges owed. If you see
anything, contact accounting to determine whether the household still
owes money.
b. Review the record, including the "Other Info" tab and any memos, to
determine if the household might be on the Do Not Re-house (DNR)
list.
c. If there is a pending claim, contact accounting to check the status of
the claim;
d. If the resident is listed as DNR or has an outstanding Home Forward
collections status see the SPC Program Manager. If the applicant
owes money to any of Home Forward’s HUD-funded programs
(Section 8, Public Housing), they must pay back 50% of the debt in
order to be accepted into the SPC program. If they re-pay 50% of the
debt, Home Forward will excuse them from the other 50% of their
debts owed and they may enter SPC. They will not have to engage in
a repayment plan for the remaining balance. For other non-debt
related violations that resulted in DNR status, the Program Supervisor
will review these applicants on a case-by-case basis.

MEMORANDUM

To:

From:

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

Date:

Subject:

November 17, 2015
Authorize Renovation of the
Vacated Portion of SE Oak Street
Adjacent to the St. Francis Park
Apartments Development
Resolution 15-11-07

Robert Dell, Project Manager,
Development and Community
Revitalization
503.802.8528

The Board of Commissioners is requested to authorize the application for and
acceptance of a Nature in Neighborhoods Grant from Metro for renovation of the portion
SE Oak Street that is adjacent to the St. Francis Park Apartments development. The
Board of Commissioners is further requested to authorize any property transfers and
agreements associated with the renovation and to affirm its authorization of funds for the
renovation. These actions will further Goal 1 of Home Forward’s Strategic Operations
Plan: “We will deploy our resources more intentionally, focusing our priorities and aligning
with other support services to have greater impact and serve more households.”
Home Forward has partnered with Catholic Charities and the St. Francis of Assisi Catholic
Church in the development of St. Francis Park Apartments. Previous Board actions
related to the development were:
 Authorizing acquisition of the land (Resolution 14-05-09)
 Authorizing document execution and interim funding (Resolution 14-05-10)
 Declaring intent to issue revenue bonds (Resolution 14-11-03)
 Authorizing interim financing (Resolution 15-01-03)
 Authorizing LIHTC application (Resolution 15-07-03)




Authorizing project-based vouchers (Resolution 15-07-04)
Declaring intent to issue revenue bonds for additional amount (Resolution 15-08-02)

As of Resolution 15-07-03, the Board had authorized up to $917,551, via loan or
contribution, to the St. Francis Park Apartments development.
The land on which the St. Francis Park Apartments is being developed has been used for
approximately 40 years as a park that was open to the public. In 2014, it was purchased
from St. Francis of Assisi Catholic Church by St. Francis Park Limited Partnership (an entity
controlled by Catholic Charities is the partnership’s general partner; Home Forward is the
limited partner). The land is bordered, to the north, by a vacated portion of SE Oak Street.
Because the street is vacated, the southern half of it has accrued to St. Francis Park
Limited Partnership, and the northern half remains accrued to St. Francis of Assisi Catholic
Church. Currently, both halves of SE Oak Street are used together as a broad pedestrian
path, with paved walkways, a rose garden, small lawns, and seating accessories. Since
its inception, the plan and subsequent project budget for developing St. Francis Park
Apartments has included some renovation of SE Oak Street—striking a partial balance for
the green space to be lost by the development of the former park.
Metro offers 1:2 match funding for capital improvement projects that “give people a place
to walk, reflect and connect with nature close to home.”1 The St. Francis Park Apartments
design team has advanced a plan to participate in the competitive process for Metro’s
funding as a means of securing an additional source that could provide some of the
funding required for the renovation of SE Oak Street.
Metro’s funding requires that it be used on a publicly-owned asset. Given Home
Forward’s status as a public entity, the plan for applying for Metro’s funding would have
Home Forward take an ownership interest in the associated asset (either the
improvements on the land or the land itself), such as via a lease, easement, or fee simple.
As this would replace St. Francis Park Limited Partnership’s immediate interest in the
asset, the non-Metro funds for the renovation of SE Oak Street would come out of Home
Forward’s previously committed funds for the overall project —the $917,551 previously
authorized by the Board. St. Francis Park Limited Partnership’s interest in the asset would
resume in the long-term in that Metro funding only requires public ownership for 20 years.
St. Francis Limited Partnership will also invest in the landscaping of a woodland area that
adjoins SE Oak Street, which will help with the application for Metro funding. Moreover,
1

Metro, Nature in Neighborhoods Capital Grants Handbook (July 2015).
2

the plan for maintaining the renovated SE Oak Street includes a memorandum of
understanding between St. Francis Limited Partnership, St. Francis of Assisi Catholic
Church, and Home Forward, with the costs borne by the limited partnership.
Developing St. Francis Park Apartments will, as intended, increase the area’s inventory of
affordable housing. Deploying Home Forward’s public status to leverage an additional
funding source that can assist with the renovation of SE Oak Street will help us develop a
resource that will have an impact beyond the 106 low-income households that will call the
St. Francis Park Apartments home and will view SE Oak Street as a refuge and entry path.
The renovated SE Oak Street will serve as a renewed resource for St. Francis of Assisi
Catholic Church, which has and will continue to use the space for outdoor events and
assemblies. And it will serve as a beacon of hospitality to the industrial neighbors to the
west and residential neighbors to the east. Staff recommends approval of the resolution.

3

RESOLUTION 15-11-07
RESOLUTION 15-11-07 AUTHORIZES THE RENOVATION OF THE VACATED PORTION
OF SE OAK STREET THAT IS ADJACENT TO THE ST. FRANCIS PARK APARTMENTS
DEVELOPMENT; INCLUDING (1) APPLICATION TO AND ACCEPTANCE OF A METRO
NATURE IN NEIGHBORHOODS GRANT, (2) ASSOCIATED PROPERTY TRANSFERS, (3)
ASSOCIATED AGREEMENTS, AND (4) AFFIRMING FUNDING FOR THE RENOVATION
WHEREAS, Home Forward is participating in the development of the St. Francis Park
Apartments in accordance with Strategic Operations Plan, Goal2: “We will increase the
number of housing units through preservation, development, and acquisition;” and
WHEREAS, Home Forward’s partnership in St. Francis Park Limited Partnership
exemplifies a guiding development principal to partner with those entities who share and
support similar mission statements in order to leverage and maximize resources to better
serve a target population; and
WHEREAS, Home Forward’s Strategic Operations Plan, Goal 1, also directs that “We will
deploy our resources more intentionally, focusing our priorities and aligning with other
support services to have greater impact and serve more households;” and
WHEREAS, Metro offers grants to projects for publicly-owned assets that “give people a
place to walk, reflect and connect with nature close to home;” and
WHEREAS, the St. Francis Park Apartments development includes land that can be
renovated to “give people a place to walk, reflect and connect with nature close to home;”
and
WHEREAS, Home Forward is a public body corporate and politic of the State of Oregon and
is empowered by ORS 456.005 to 456.725 (”Housing Authority Laws”) to purchase any real
property and to accept grants, loans or any other form of financial assistance from any

source public or private for “the purpose of undertaking and carrying out housing projects;”
and
WHEREAS, ORS 456.065 defines “housing project” to include “any work or undertaking
… to provide community services facilities for the benefit of the health, recreation,
education, culture and welfare of the entire community, without regard to the economic
status of the persons or families who may utilize the facilities” and “community services
facilities” as including “all buildings, grounds or other real or personal property necessary
to provide a public benefit, appurtenances that are necessary, convenient or desirable,
streets, sewers, water service and other utilities, parks and gardens;” and
WHEREAS, Home Forward has authorized contributions or loans of up to $971,551 for the
St. Francis Park Apartments development;
NOW, THEREFORE, BE IT RESOLVED, that the Board of Commissioners of Home
Forward hereby authorizes the renovation of the vacated portion of SE Oak Street that is
adjacent to the St. Francis Park Apartments, including such actions as (1) application to
and acceptance of a Metro Nature in Neighborhoods grant, (2) any property transfers
associated with the renovation, (3) any agreements associated with the renovation or
subsequent operation of the asset, and (4) affirmation that the Home Forward funding
previously authorized to be expended for the St. Francis Park Apartments development
can be applied to the SE Oak Street renovation. The Executive Director, or designee, is
hereby granted authority to execute all documents related to the actions authorized above.
ADOPTED: NOVEMBER 17, 2015
Attest:

Home Forward:

Michael Buonocore, Secretary

David M. Widmark, Chair
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STAFF REPORTS

Procurement & Contracts Department
MONTHLY CONTRACT REPORT
Contracts Approved 9/1/15 - 10/31/15

CONSTRUCTION & MAINTENANCE SERVICES

Contract #

Amend #

Contract
Amount

Contractor

Description

Fabricate and install new fencing and gates
Prop Mgmt.
at Schrunk Riverview Tower

C1622

Able Fence Co.

$

6,709.00

C1628

American Heating,
Inc

$

76,240.00

Bud Clark Commons. HVAC system
preventative maintenance agreement

C1632

Junk A Way
Hauling, Inc

$

40,000.00

Faith Works Fence $

C1633

Dept

Execution
Date

Expiration Date

9/3/2015

11/1/2015

Prop Mgmt. 10/21/2015

9/20/2019

On-Call Trucking Services

Prop Mgmt.

10/5/2015

9/30/2018

5,777.00

Gazelle House, Remove existing fence and
replace with cedar fence.

FAAM

9/30/2015

11/15/2015

C1635

D&R Masonry
Restoration, Inc

$

9,845.00

Masonry Sealing at Medallion Apts

DCR

10/29/2015

11/30/2015

C1641

Able Fence Co.

$

5,220.00

Remove & Replace the existing cedar fence
at Gazelle House

FAAM

10/29/2015

1/31/2016

$

143,791.00

Subtotal
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PERSONAL SERVICES

Contract #

Amend #

Contract
Amount

Contractor

Description

Dept

Execution
Date

5,000.00 After-School Enrichment Program at Fairview Prop Mgmt. 10/21/2015

Expiration Date

C1601

Pixel Arts

$

3/31/2016

C1612

G4S Secure
Solutions USA

$

80,000.00

On-call security services, RFP 05/15-282

Prop Mgmt. 10/13/2015

7/31/2018

C1624

Rosanne Marmor

$

36,000.00

Resident Wellness - Gallagher Plaza and
Northwest Tower

Prop Mgmt.

9/1/2015

3/1/2015

C1625

Cascade Acoustics $

13,242.00

Fabrication and Installation of Acoustic
Panels - SCC Opportunity Center
Community Room

DCR

10/12/2015

12/31/2015

C1626

Cascade Acoustics $

16,444.00

Fabrication and installation of acoustic
panels at Stephens Creek Crossing
Children's Center

DCR

10/12/2015

12/31/2015

C1627

Portland Patrol, Inc $

22,850.00

Unarmed foot patrol for the Bud Clark
Commons

Prop Mgmt.

9/10/2015

6/30/2016

Resident Services at Peter Paulson
Apartments, Gretchen Kafoury Apartments
and St. Francis Apartments

C1631

Transition Projects,
$
Inc.

C1634

Anytime Plumbing
& Drain Cleaning
Services

$

3,500.00

Video inspection of the waste lines at
Multnomah Manor

DCR

10/6/2015

11/30/2015

C1636

Free Arts NW

$

1,500.00

Afterschool art classes for school age
children residing at Rockwood Station &
Rockwood Landing

Community
Services

10/18/2015

1/1/2016

C1637

Trash for Peace

$

5,000.00

Environmental education activities at The
Plaza Townhomes and Dekum Court
Apartments

Community
Services

10/28/2015

7/1/2016

C1638

Nishino LLC

$

5,000.00

SharePoint Consulting services

DBS

10/26/2015

10/11/2016

C1639

Washington State
University

$

74,653.00

IGA with Washington state University
resource center price quote for Fair Market
Rent Survey.

DBS

10/13/2015

12/31/2015

C1640

Human Solutions,
Inc.

$

-

Partnership Agreement for Multnomah
Stability Initiative (MSI) Assertive
Engagement services at Humboldt Gardens

Resident
Services

10/28/2015

6/30/2016

C1643

Classique Floors

$

4,920.00

Carpet Install at SCC Children's Center

DCR

10/30/2015

1/0/1900

$

388,109.00

Subtotal

120,000.00

Prop Mgmt. 10/28/2015

10/31/2017
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AMENDMENTS TO EXISTING CONTRACTS

Contract
Amount

Contract #

Amend #

Contractor

C0724

9

The Giving Tree

$

7,009.02

C1340

1

Outside In

$

-

C1353

4

Ruth "Tasha"
Harmon

$

6,000.00

C1370

1

Ruth "Tasha"
Harmon

$

-

C1433

2

Lifeworks NW

$

48,356.28

C1483

2

Neudorfer
Engineers

$

C1501

1

JR Johnson, Inc

$

Description

Dept

Execution
Date

Expiration Date

Add $7,009.02 to provide resident services
at Fountain Place

Prop Mgmt

10/26/2015

5/31/2016

Amendment to extend agreement with
service partners at BCC

Prop Mgmt

9/24/2015

6/30/2016

Community Compact Training Agency
workshop 4. activates with individual work
teams

Rent
Assistance

9/17/2015

12/31/2015

Community Compact, Coaching

Rent
assistance

10/16/2015

3/31/2016

Beech Street, Resident & Community
Service Coordinator. Annual renewal of
contract position

Resident
Services

10/7/2015

7/31/2016

DCR

9/18/2015

9/30/2015

9/1/2015

8/31/2015

Holgate House, Testing, Adjusting &
400.00 Balancing for HVAC System, Scope of work
increased to include TAB for garbage room

39,650.23

Camelia Court Property Damage Insurance
Claim, Amended to include additional ownerProp Mgmt.
directed repairs, engineering analysis of the
structure and debris removal

C1503

1

NW Public Affairs,
LLC

$

5,000.00

Meyer Memorial Trust, Grant # 14070259 to
support OR housing authorities to create a
toolkit and training series for PHA's for
House Bill 2639 implementation. Add $5,000

FAAM

10/26/2015

1/31/2016

C1511

1

Willamette
Express, LTD

$

-

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

DCR

10/21/2015

12/31/2016

C1516

3

Andrea Q Vintro

$

300.00

Prop Mgmt. 10/26/2015

10/31/2015

C1517

3

CSG Professional
Services

$

SharePoint and .Net application Architect/
- Consulting services. Extend contract through
September 30th, 2016

C1530

1

Community
Alliance of Tenants
(CAT)

$

-

C1532

1

Hood to Coast
Restoration

$

180.00

C1559

1

BR Restoration
LLC

$

C1559

3

BR Restoration
LLC

Subtotal

Andrea Q Vintro, MS, RD, CSSD, LD
Registered Dietician for the CHSP meal
program

DBS

10/20/2015

9/30/2016

Amended budget

Rent
Assistance

9/8/2015

1/31/2016

Misc. Small Repairs at Stephens Creek
Crossing

DCR

10/12/2015

11/30/2015

7,190.43

Madrona Place Plumbing Upgrades, Change
order to reimburse contractor for additional
plumbing permit fees, RFB 03/15-277

DCR

9/10/2015

8/31/2015

$

35,017.12

Madrona Place Plumbing Upgrades,
changes resulting from differing site
conditions and owner direction, RFB 03/15277

DCR

10/3/2015

10/1/2015

$

149,103.08
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Other Agreements (3rd Party contracts, MOU's, IGA's)

Contract #

Amend #

Contract
Amount

Contractor

Description

Dept

Execution
Date

Expiration Date

C1629

Transition Projects,
Inc.

$

-

MOU agreement to Support low-income
individuals who have a history of
homelessness

Prop Mgmt

9/3/2015

6/30/2018

C1630

Northwest Pilot
Project

$

-

MOU agreement to Support low-income
individuals who have a history of
homelessness

Prop Mgmt

9/3/2015

6/30/2018

Subtotal

$

-

2

Total

$

681,003.08

37

HOUSEHOLDS SERVED
REPORT

Total Households Served: Rent Assistance and Occupied Housing Units October 2015
Households Receiving Rent Assistance
Only
7,590
50%

Households Occupying Affordable
Unit/Receiving Shelter Plus Care
103
1%

Households Receiving Short Term Rent
Assistance Only
1,171
8%

Households Receiving Rent Assistance
and Occupying Affordable Housing Units
1,500
10%

Special Needs Shelter Beds (Master
Leased)
236
1%

Public Housing Units Occupied *
2,082
14%

Affordable Housing Units Occupied Unassisted
Special Needs Units (Master Leased) **
1,912
283
12%
2%

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

Total Households Served 15,223

^ 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.

Households Served
Households Served Through Housing Supports October 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

9,090
01 - Tenant Based Vouchers
5,957
02 - Project Based Vouchers
1,294
586
03 - SRO/MODs
494
95
04 - VASH Vouchers 395
06 - Portability
269

Short Term Rent Assistance Programs
Shelter + Care
Locally Funded Short Term Rent Assistance
MIF Funded Short Term Rent Assistance
Alder School
New Doors
Work Systems Inc. - Agency Based Rent Assistance

05 - Shelter Plus Care 485
621
63
46
4
11
55

Moving to Work
Programs
7,837
5,957
1,294
586

1,253

494
95
395
269
1,274

Total Rent Assistance

Non-MTW Programs

168

1,106
485
621

63
46
4
55
10,364

8,005

2,359

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

2,082
12 - Traditional Public1,298
Housing
13
174
14 - Public Housing in Affordable
63
Owned
15 - Public Housing in Tax
547Credit Affordable

2,082
1,298
174
63
547

3,861
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

3,861

527
103
254
586
346
98
6
29
1,912

527
103
254
586
346
98
6
29
1,912
519

519

283
236

283
236
6,462

2,082

4,380

16,826
(1,500)
(103)
15,223

10,087

6,739
(1,500)
(103)
5,136

10,087

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.

DASHBOARD
REPORT

Home Forward - Dashboard Report For October of 2015
Property Performance Measures
1

40

40

0

1

0

15

15

10

0

0

40

Occupancy
Number of
Properties
Public Housing
34
2
Public Housing Mixed Financed Owned *
Public Housing Mixed Finance Tax Credit *
10
Total Public Housing
46
Affordable Owned with PBA subsidy
5
Affordable Owned without PBA subsidy
18
Total Affordable Owned Housing
23
Tax Credit Partnerships
21
Total Affordable Housing
44
Eliminate Duplicated PH Properties/Units
-12
Combined Total PH and AH
78
Special Needs (Master Leased)
32
Special Needs (Shelter Beds)
2
Total with Special Needs
80

Physical
Units
1,355
65
681
2,101
349
1827
2,176
2,468
4,644
-746
5,999
283
236
6235

Rentable
Units
1,344
65
681
2,090
349
1,827
2,176
2,468
4,644
-746
5,988
283
236
6224

Vacant
Units
12
2
5
19
3
19
22
22
44
-7
56

Occupancy
Percentage
99.1%
100.0%
99.3%
99.1%
99.1%
99.0%
99.0%
99.1%
99.1%

Subsidy
Revenue

Total
Revenue

Operating Expense
w/o HMF

HAP
Management
Fees (HMF)

NOI

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%
29.8%
11.0%
1.1%
0.2%
61.0%

99.1%

Studio/SRO
77
0
385
462
72
699
771
898
1,669
-385
1,746

1 Bdrm
667
15
93
775
191
460
651
662
1,313
-108
1,980

2 Bdrm
342
40
90
472
46
488
534
472
1,006
-130
1,348

Unit Mix
3 Bdrm
259
10
61
330
40
154
194
281
475
-71
734

4 Bdrm
10
0
45
55
0
26
26
138
164
-45
174

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

Total
1,355
65
681
2,101
349
1,827
2,176
2,468
4,644
-746
5,999

* 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

285.27
185.10
62.95

Fiscal YTD ending 9/30/2015
# of Properties/units Positive # of Properties/units Negative
Net Operating Income (NOI)
Net Operating Income (NOI)
24
23
21

1,038
2,176
2,468

10
0
0

09/30/15
# of
# of
Properties
Properties not
meeting Debt
meeting DCR
Coverage

# of
Properties
DCR Not
Applicable

317
16
10

2
4

5
7

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

536
837
368
61
10
2,038

26.3%
41.1%
18.1%
3.0%
0.5%
100.0%

2.2
1.9
2.2
2.8
3.8
2.1

1.8
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

5,972
4,123
2,325
1,610
364
147
14,541

41.1%
28.4%
16.0%
11.1%
2.5%
1.0%
100.0%

1.9
2.1
2.2
2.5
2.6
2.5
2.1

1.5
1.6
1.7
1.9
1.9
1.7
1.7

% Family Type (head of household)
Family with
Elderly
Disabled
13.2%
11.3%
7.0%
1.9%
0.3%
39.0%

0.6%
10.0%
5.1%
0.2%
0.0%
18.7%

6.9%
20.3%
6.1%
0.2%
0.0%
36.6%

2.0%
3.0%
2.2%
1.2%
0.2%
0.1%
8.8%

15.2%
13.7%
5.5%
2.6%
0.5%
0.3%
37.8%

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)

593
17
15
15
5
1,348
963
7.7
23
5

1

Black African
American
8.6%
11.6%
4.0%
1.4%
0.2%
29.3%

White
11.0%
21.6%
10.4%
0.8%
0.0%
48.4%

Race % (head of household)
Native
Hawaiian/
Asian
American
Pacific Islnd
1.1%
0.4%
0.4%
1.6%
1.2%
0.6%
0.7%
0.9%
0.2%
0.0%
0.1%
0.0%
0.0%
0.0%
0.0%
3.8%
3.2%
1.4%

13.2%
19.4%
1.9%
8.9%
13.6%
1.3%
4.8%
7.5%
0.6%
3.3%
4.9%
0.4%
0.8%
1.0%
0.1%
0.4%
0.3%
0.1%
31.4%
46.8%
4.3%
* Race and enthnicity are not required fields on the

0.9%
0.6%
1.1%
0.4%
0.7%
0.3%
0.6%
0.2%
0.1%
0.1%
0.1%
0.0%
3.6%
1.5%
Waitlist Application in Yardi

Hispanic/ Latino
4.8%
4.4%
1.8%
0.6%
0.1%
13.9%

3.6%
2.3%
1.6%
1.4%
0.3%
0.1%
9.3%

1.4%
0.8%
0.5%
0.3%
0.1%
0.0%
3.2%
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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

6,447
1,880
494
8,821

Current Month Status
Average
Utilization
Voucher
92%
94%
96%
92%

Current Month Activity
HUD Subsidy
Over(Under)

Remaining
Waiting List

Waiting List
Names

$3,896,859
$1,170,386

798

30

$604
$623
$446
$599

$5,067,245

Average Unit Size
1.9
1.9
2.1
2.3
2.7
2.7
2.0

Adults no
Children
8.8%
29.5%
14.0%
6.2%
0.6%
0.0%
59.1%

Average Unit Size
1.4
1.3
1.4
1.8
2.3
2.0
1.4

Adults no
Children
20.3%
33.8%
18.8%
4.7%
0.3%
0.1%
78.0%

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

New Vouchers

Vouchers

Voucher
Inspections

Utilization

Average
Voucher

21
21
8
50

36
15
6
57

565
97
22
684

92%
107%
97%
95%

$600
$601
$447
$592

Disabled Not
Elderly
3.6%
18.2%
8.1%
3.7%
0.2%
0.0%
33.8%

Black

White

Native

Asian

Hawaiian/

Hispanic

7.6%
13.5%
7.2%
6.0%
0.7%
0.0%
35.0%

7.5%
21.8%
13.3%
7.4%
0.6%
0.0%
50.7%

0.7%
1.1%
0.5%
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%
0.1%
0.1%
0.0%
0.0%
0.5%

1.3%
2.2%
1.2%
0.8%
0.1%
0.0%
5.5%

-$341,664
$137,925
$69,154
-$134,586

Vouchers

566
225
86
877

385
249
87
721

Demographics
% Family Type (head of household)

Households

Tenant 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
1,102
17.6%
2,633
42.0%
1,484
23.7%
947
15.1%
98
1.6%
6
0.1%
6,270
100.0%

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

% of
# of
Househol
Households
ds
525
27.9%
759
40.3%
431
22.9%
157
8.3%
11
0.6%
1
0.1%
1,884
100.0%

Average Family Size
2.1
2.0
2.3
2.9
3.2
2.7
2.2
Households

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

Family with
Children
8.8%
12.5%
9.7%
8.9%
1.0%
0.0%
40.9%

Elderly
0.7%
12.3%
7.7%
3.0%
0.1%
0.0%
23.7%

Race % (head of household)

% Family Type (head of household)

Average Family Size
1.6
1.6
1.7
2.6
3.0
1.0
1.7

Family with
Children
7.5%
6.5%
4.0%
3.6%
0.3%
0.0%
22.0%

Race % (head of household)
Black

White

Native

Asian

Hawaiian/

Hispanic

Elderly
1.9%
13.0%
9.7%
2.9%
0.1%
0.0%
27.5%

Disabled Not
Elderly
9.2%
19.4%
8.5%
2.0%
0.0%
0.0%
39.1%

4.9%
7.7%
3.5%
1.4%
0.3%
0.1%
17.9%

18.1%
27.4%
16.7%
5.4%
0.2%
0.0%
67.8%

1.2%
1.2%
0.5%
0.3%
0.0%
0.0%
3.3%

0.2%
1.1%
0.7%
0.2%
0.0%
0.0%
2.1%

0.4%
0.1%
0.2%
0.0%
0.0%
0.0%
0.7%

3.1%
2.8%
1.3%
1.0%
0.1%
0.0%
8.3%

0.9%
2.6%
2.8%
1.2%
0.1%
0.1%
7.8%

7.6%
8.5%
2.4%
1.9%
0.3%
0.4%
21.2%

17.1%
8.6%
4.3%
4.0%
1.0%
0.1%
35.0%

19.9%
12.8%
7.1%
4.1%
1.3%
0.9%
46.1%

1.5%
1.2%
0.3%
0.4%
0.0%
0.0%
3.4%

1.8%
1.7%
0.6%
0.7%
0.0%
0.1%
4.9%

0.6%
0.1%
0.3%
0.4%
0.0%
0.1%
1.6%

2.1%
2.1%
1.3%
0.8%
0.2%
0.1%
6.7%

Escrow $
Forfeited

Avg Annual
Earned Income
Increase Over
Last Year

Not Reported
300
184
97
71
18
10
680

44.1%
27.1%
14.3%
10.4%
2.6%
1.5%
100.0%

# of
Households
Participating
479
789

$ Amount
of
Assistanc
$314,044
$492,337

1.8
2.3
2.7
2.7
3.1
2.2
2.2

Short Term Rent Assistance

Shelter Plus Care
Short Term Rent Assistance

Average Cost per
Household
656
624

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

Public Housing 113

Resident Services Coordination

Public Housing

$83,413

$738

# HH Eviction
Prevention
85

Three months ending 6/30/2015
GOALS Program

# of
Participa
nts
Public Housing
Section 8

195
263

Average Funds per
Participant

Escrow $
Held
$241,210
$448,080

Health and Safety
Stabilized
129

Unduplicated
Number
Served
1498

New
Enrollees

# of
Graduates

3
5

1
0

# Events
358

Escrow $
Disbursed
$3,264
$20,544

# Event
Attendees
4536

Terminations
or Exits
5
0

$0
$0

2

$43
$1,525

1.0%
0.6%
0.4%
0.0%
0.1%
0.0%
2.2%
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Agency Financial Summary
Six months ending 9/30/2015

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
$43,521,063
$6,562,783
$8,240,188
$6,289,241
$2,924,237
$67,537,513

39159856.85
$42,763,463
$7,210,392
$7,725,887
$0
$4,526,945
$62,226,687

$757,600
($647,609)
$514,301
$6,289,241
($1,602,708)
$5,310,826

Housing Assistance Payments
Operating Expense
Depreciation
Total Expense
Operating Income

#######
#######
$729,689
#######
#######

$36,302,642
$20,839,530
$4,283,119
$61,425,291
$6,112,221

$35,911,116
$20,670,857
$4,313,819
$60,895,792
$1,330,895

$391,526
$168,673
($30,700)
$529,500
$4,781,326

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

#######
#######
#######
#######
#######

$539,790
$610,760
$7,262,772
$208,599,810
$14,031,937

-$2,996,276
$1,223,502
-$441,879
$208,889,525
$12,166,486

$3,536,067
($612,742)
$7,704,651
($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

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