Rob Stewart, Alder Elementary School’s Principal, explains the Dreamers School
Model to Home Forward’s board and staff.
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MEMORANDUM

To:

From:

Community Partners
Michael Buonocore, Executive
Director

Date:

Subject:

May 11, 2016
Home Forward Board of
Commissioners May Meeting

The Board of Commissioners of Home Forward will meet on Tuesday, May 17, 2016 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, May 13, 2016.
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AGENDA

Home Forward Board of Commissioners
May 2016

4

BOARD OF COMMISSIONERS MEETING
MULTNOMAH COUNTY BUILDING
COMMISSIONERS BOARD ROOM
501 SE HAWTHORNE BLVD.
PORTLAND, OREGON
May 17, 2016 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

Meet the Community Services Student Nurses

Alescia Blakely

MEETING MINUTES
Topic
Minutes of April 19, 2016 Board of Commissioners Meeting

CONSENT CALENDAR
Following Reports and Resolutions:
16-05
01

Topic
Authorize an Amendment to the
Construction Contract for Additional
Masonry Repairs at Maple Mallory and
Eliot Square Apartments

Presenter/POC
Mike Andrews
Rocco DeBrodt

Phone #
503.802.8507
503.802.8460

02

Authorize the Renewal of Employee
Health and Welfare Benefit Plan for the
Plan Year July 1, 2016 to June 30,
2017

Melissa Richardson
Rachael Russell

503.802.8529
503.802.8537

REPORTS / RESOLUTIONS
Following Reports and Resolutions:
16-05

Topic

Presenter/POC

Phone #

PUBLIC
HEARING

Amendment to FY2017 Moving to
Work Plan

Bianca Chinn

503.802.8324

REPORT

Legislative Update

Ryan Fisher, NW
Public Affairs

03

Authorize the 4% Low Income
Housing Tax Credits Application for
Gladstone Square and Multnomah
Manor

Mike Andrews
Theresa Auld

503.802.8507
503.802.8319

REPORT

Congregate Housing Services Program

Kendra Castaldo
Adrianna Rickard

503.280.3747
503.280.3707

EXECUTIVE SESSION
The Board of Commissioners of Home Forward may meet in Executive Session pursuant to
ORS 192.660(2). Only representatives of the news media and designated staff are allowed to
attend. News media and all other attendees are specifically directed not to disclose
information that is the subject of the session. No final decision will be made in the session.
THE NEXT MEETING OF THE BOARD OF COMMISSIONERS
The June Work Session will be on Wednesday June 8 at 5:30 PM. The meeting will take
place at Home Forward, 135 SW Ash Street in the Columbia Room. The next Board of
Commissioners meeting will be Tuesday, June 21, 2016 at 6:15 PM. This meeting will take
place at the Multnomah County Building, 501 SE Hawthorne Blvd, in the Commissioners
Board Room.
ADJOURN

MINUTES
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BOARD OF COMMISSIONERS MEETING
HOME FORWARD
501 SE Hawthorne Boulevard—Portland, Oregon
April 19, 2016

COMMISSIONERS PRESENT
Chair Jim Smith, Vice Chair and Treasurer Miki Herman, Commissioner Jennifer Anderson,
Commissioner Tiffiny Hager, Commissioner Damien Hall, Commissioner Brian Lessler,
Commissioner Wendy Serrano
STAFF PRESENT
Elise Anderson, April Berg, Michael Buonocore, Kendra Castaldo, Michael DePaepe, Betty
Dominguez, Dena Ford-Avery, Delinda Free, Rachel Langford, Kitty Miller, Rodger Moore,
Bridget Redmon, Melissa Richardson, Molly Rogers, Rachael Russell, Kandy Sage, Ian
Slingerland, Jill Smith, Celia Strauss, Lisa Yarborough
COUNSEL PRESENT
Steve Abel
Chair Jim Smith convened the meeting at 6:18 PM. Chair Jim Smith opened the meeting
congratulating Commissioner Damien Hall on the birth of his child.
PUBLIC COMMENT
None
MEETING MINUTES
Minutes of the March 15, 2016 Board of Commissioners Meeting
Chair Jim Smith requested a motion authorizing approval of the minutes of the March 15,
2016 Board of Commissioners Meeting. Commissioner Tiffiny Hager moved to adopt the
minutes and Commissioner Jennifer Anderson seconded the motion.
The vote was as follows:
Chair Jim Smith –Aye
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Vice Chair and Treasurer Miki Herman – Aye
Commissioner Jennifer Anderson – Aye
Commissioner Tiffiny Hager –Aye
Commissioner Damien Hall – Aye
Commissioner Brian Lessler – Aye
Commissioner Wendy Serrano – Aye
MISSION MOMENT
Resident Services Intern
Kendra Castaldo introduced the Masters in Social Work internship program at Home
Forward. For over ten years, Home Forward participates in offering internships to Portland
State University graduate students pursuing their Masters of Social Work (MSW). This year
there are four MSW interns placed at Home Forward. This program is mutually beneficial
to the students, and Home Forward. It expands resident service offerings, and MSW
interns bring fresh ideas to programming. In addition, MSW interns share their
experiences and gained insights with their fellow students. MSW interns are placed based
on their interests, experience, and Home Forward’s needs. The program operates from
September to June. Subsequent to their graduation, some former interns are now
employed by Home Forward. For example, Adriana Rickard, who manages the
Congregate Housing Services Program (CHSP). Kendra Castaldo introduced two of this
year’s interns, Bridget Redman and Delinda Free.
Delinda Free shared her experiences at Schrunk Riverview Tower. Her interest is in
hospice and palliative services. Prior to starting her internship at Home Forward she had
limited experiences in housing and came to the program with curiosity and care. Her work
at Schrunk Riverview Tower has enhanced her education. Over the past year, she has
learned of many resources in the community, received excellent supervision and worked
with many residents.
Schrunk Riverview Tower has limited resident services. Delinda Free’s presence expands
capacity, and encourages residents to provide feedback. Through engagement she
identified the theme of residents seeking to foster community building within their
neighborhood of St. Johns. Free reported that she assisted residents in feeling heard by
adopting ground rules for community meetings. Additional activities included working with
the local farmer’s market to expand resident access to nutritious foods, organizing a
2
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Thanksgiving meal and assisting residents with obtaining community garden plots. She
receives support from a Resident Community Builder, who is a resident of Schrunk
Riverview Tower. This individual communicates with residents about upcoming
opportunities for engagement.
Free concluded her report appreciating the additional training opportunities experienced
such as relational engagement, hoarding, and group facilitation trainings. She will leave
with a greater understanding of the complex issues around housing, housing stability and
providing services to low income seniors and disabled persons.
Bridget Redmon started her remarks by recognizing she was unfamiliar with Home
Forward’s work, but wanted to work with children. She currently interns in the Floresta
portfolio facilitating homework clubs and after school groups. These programs create
opportunities for youth to share their experiences and needs. Redmon reported that the
internship opportunity taught her about the challenges of youth in poverty. Upon
graduation she intends to pursue a career as a school social worker.
Commissioner Wendy Serrano asked what adult participation looks like and what barriers
might exist? Delinda Free responded that at first participation was slow; her work focusing
on community building has increased participation. She stated that there is insecurity in
the neighborhood that remains a barrier.
Bridget Redman observed that creating space for one on one engagement also
encouraged participation.
Commissioner Wendy Serrano asked for clarification on insecurity. Delinda Free
responded insecurity referred to concerns about crime.
Vice Chair and Treasurer Miki Herman thanked the presenters and asked what they will
take away from their internship experience.
Bridget Redmon answered she walks away with knowledge about consciously building
connections with people. Delinda Free responded she will continue to volunteer and
hopes to return to teach cooking classes.

3
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Commissioner Tiffiny Hagger asked what happens next. Kendra Castaldo stated interns
occur annually. This program will continue next year with at least one intern placed at
Schrunk Riverview Tower.
Chair Jim Smith queried what the length of the program is. Kendra Castaldo related that
interns complete 500 hours between September and June.
Commissioner Brian Lessler inquired about the limitations to the program. Castaldo noted
that limitation is capacity, not every Resident Services Coordinator is qualified to supervise
an intern.
EXECUTIVE DIRECTOR REPORT
Michael Buonocore announced that the Portland Housing Bureau (PHB) selected Home
Forward for their NOFA for construction of Block 45, a new development in NE Portland by
Convention Center. In addition, PHB awarded Community Development Block Grant
(CDBG) dollars for preservation work at Gladstone Square and Multnomah Manor.
Chair Jim Smith noted this is awesomely good news.
REPORT
Chronic School Absence
Rachel Langford presented that the topic of chronic school absence feels daunting,
however, having access to data permits identifying problems and solutions. In national
context, Multnomah County is not alone in struggling with school attendance. Nationwide,
as many as 10-15% of students are chronically absent. Reviewing daily average
attendance masks the problem. It’s possible to have good average attendance, but still
struggle to attend school consistently. Chronic absence is missing ten percent or more of
the school year for any reason. In our community, ten percent amounts to about a month
of school.
Chronic absence starts as early as kindergarten. Each year of chronic absence
compounds. It is associated with lower test scores, and higher levels of disciplinary action.
The cumulative effect often results in dropping out of school altogether. Chronic absence
particularly affects communities of color, economically disadvantaged households and
disabled students.
4
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In the past five years, Home Forward increased our focus on helping youth. Through the
Families Forward Initiative, Home Forward engaged with key community educational
partners like the County’s SUN system and public school districts to identify opportunities
to make the greatest and most strategic impact. In this work, it became clear that Home
Forward could make a difference in increasing on-time kindergarten registration and
school attendance.
Home Forward utilized data sharing agreements held with six school districts for
Multnomah County to obtain kindergarten enrollment rates. Increasing kindergarten
registration represented low-hanging fruit. To achieve this, Home Forward mailed
information to households with children eligible for kindergarten enrollment and relied on
resident services to follow up. Through this work, kindergarten enrollment rates increased
fourteen percent. Building on this success, Home Forward enhanced their relationship
with the school districts. The success of this work lead to Home Forward obtaining
broader sharing agreements with the school districts. These expanded sharing
agreements provide aggregate attendance data for Home Forward students compared to
the general student population.
The data showed that nearly 36% of Home Forward’s students are struggling to attend
school enough days out of the year. Our students struggle across all racial and ethnic
groups, however disparity between Home Forward and non-Home Forward racial and
ethnic groups varies. For example, chronic absenteeism of Black/African American
students mirrors between Home Forward and non-Home Forward, but there is a larger
gap in Hispanic Home Forward and non-Home Forward students. The data shows that
there is a huge achievement gap. One in four Black/African American students in
Multnomah County lives in housing associated with Home Forward. We are posed to
make a significant impact with this population.
When students are chronically absent, it is often a warning sign that there are unstable
health, housing, or family situations. Because the issues underlying chronic school
absence are complex, the response must be multi-faceted and include thoughtful and
strategic alignment with other systems of support.
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Commissioner Wendy Serrano observed that Parkrose stands out as having the highest
incidence of chronic absenteeism and inquired about possible correlations. Langford
identified that size of the sample can skew the display of information. Parkrose School
District contains the fewest Home Forward students, so it is a small number. There isn’t a
correlation, as at this time the work is to identify areas of focus before engaging with
individual school districts.
Commissioner Serrano shared her personal history with chronic absenteeism that many
immigrant families fall into as a result of language and cultural barriers. Rachael Langford
observed that families fall through the cracks when there isn’t engagement.
Commissioner Jennifer Anderson also related her personal history of chronic absenteeism.
As a result of a learning disability, it was easy to give up and go unnoticed.
Commissioner Tiffiny Hager noted mobility rates play into chronic absenteeism.
Vice Chair and Treasurer Miki Herman asked if there was a big take away of the data.
Rachel Langford answered that the data will drive the conversation. We will do something
with Portland Public Schools in the Roosevelt catchment. This area has the highest
concentration of Home Forward students and is low-hanging fruit. The data also identifies
a need for increased engagement in East County, where there is a higher concentration of
voucher holders, it represents a more complicated picture but one to tackle.
Commissioner Tiffiny Hager commended the feat of coordinating and obtaining data from
the school districts and asked about how work like that of Self Enhancement Inc. may
influence the data. Langford answered that our approach must be trauma informed and
culturally sensitive if we want to see kids and families reengage in school. We are not
alone. The partners that came together that helped us look at kindergarten registration are
the same partners at the table for chronic absence. There are pilot programs in each
school district to connect households with services.
The approach will also be multi-tiered with some components being universal. For
example, at the Oakland Housing Authority everyone who participates in the organization

6
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participates in first day of school phone calls as a way to engage the whole organization
and to send the universal message that school matters.
Home Forward will also work on identifying pilots to use data to drive strategies for parents
and families. We will receive input from the Resident Advisory Committee and rely on an
intern to engage in focus groups so that we can hear from our parents to design informed
programs. We are launching the work immediately and monitoring our efforts and the
impact that they are making. We will bring it back to the board and we expect our efforts
will make an impact.
Commissioner Brian Lessler asked if anyone tried to correlate school districts with census
data with respect to median and average income per family as means to identify economic
disadvantages. Rachel Langford said she can follow up with this information. Smaller
numbers of Home Forward students within the data set show a greater disparity between
our students and non-Home Forward students. Schools that are traditionally home to
higher income students, it is unsurprising that high numbers of Home Forward students at
these schools engage in chronic absenteeism.
Commissioner Tiffiny Hager asked if there is a way to present the data that shows sample
size. Langford responded that yes, we have hard numbers for each grade and we can
have that depth of conversation.
Commissioner Wendy Serrano noted high rates of chronic absenteeism among Native
American households and asked about access to culturally specific service providers.
Langford noted there are many culturally specific community service providers at the table.
Commissioner Tiffiny Hager noted that initiatives like that at Earl Boyles Elementary will
have a significant impact that may not be visible in the short-run. Rachel Langford related
we have opportunity to make the biggest impact in the early grades. Our initial planning is
to synch with elementary schools, for greater upstream engagement.
Commissioner Damien Hall thanked Rachel for assembling the presentations and
expressed interest in seeing alignment of adopting trauma informed care approaches.
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Rachel Langford stated we have a lot of opportunity ahead to really understand what our
efforts are producing.
Chair Jim Smith remarked it is a lot of data and thinks it’s great, although challenging
work.
RESOLUTION
Authorize Home Forward’s Strategic Plan 16-04-01
Michael Buonocore requested Home Forward Board of Commissioners approval from
Home Forward’s Strategic plan, noting robust discussion at the work session.
Commissioner Brian Lessler moved to adopt the minutes and Commissioner Jennifer
Anderson seconded the motion.
The vote was as follows:
Chair Jim Smith –Aye
Vice Chair and Treasurer Miki Herman – Aye
Commissioner Jennifer Anderson – Aye
Commissioner Tiffiny Hager –Aye
Commissioner Damien Hall – Aye
Commissioner Brian Lessler – Aye
Commissioner Wendy Serrano – Aye
RESOLUTION 16-04-02
Authorize Modification to the Admissions and Continued Occupancy Policy for the Public
Housing Program
Elise Anderson requested the Board of Commissioners to make three changes to the
Admissions and Continued Occupancy Policy (ACOP), the main policy document for public
housing. The majority of the changes are housekeeping issues or relate to the operation of
the waiting-list. The requested changes are as follows:


Permitting applicants to apply for as many waiting lists as are open and they qualify
for. The intent is to make the process less bureaucratic. If a household’s name
comes up on a list mid-lease with Home Forward, they must fulfill their twelvemonth lease and may not be eligible to move.
8
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Removing preferences for Education Employment and Training (EET) and GOALS.
Introduced in 2013, EET is a preference offered at seven traditional public housing
properties for applicants participating in education, employment or training. HUD
requires that equal preference must also be given to senior and/or disabled
households. Review of the program indicated that more senior and/or disabled
households benefited, which was not the intention of the preference.



The GOALS preference has been in place at Humboldt Gardens and Stephens
Creek Crossing since each community opened. The preference for the GOALS
program has had administrative impacts and is too difficult for families to utilize in
the current housing market. The program will continue to be extensively promoted
to existing residents and these households will get priority in participating in the
program. Applicants who joined these lists while the preference was in place would
continue to benefit from these preferences until those applications are exhausted.
New applicants would be selected by local preferences.



Adding a preference at Harold Lee Village. In partnership with Earl Boyles
Elementary school and Human Solutions, families experiencing homelessness with
children who attend Earl Boyles Elementary would be referred by Human Solutions
and given a preference at the property. This mirrors a preference offered at
Eastwood Court and Alderwood communities which receive referrals for families
experiencing homelessness whose children attend Alder Elementary School.



In anticipation of RAD, an additional requested change to the ACOP is to adopt
occupancy standards currently in use by the Housing Choice Voucher program.
Changes to occupancy standards will not affect current residents. Under RAD they
are grandfathered in. These changes will affect applicants on the waiting-list.



Another proposed change concerns clarifying the timing of increasing public
housing ceiling rents. Ceiling rent is the limit of how much a household will be
charged. Increased payment standards may result in higher rents, to buffer this
impact, it is proposed to provide 90-day notice of rent increases.
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A final proposed change relates to the transfer process for existing households. To
encourage a smoother transition process, it is proposed to allow households that
are required to transfer the option to select which properties they are interested in.

Commissioner Brian Lessler expressed dismay about the decision to end the preference
for the GOALS program. Elise Anderson recognized it wasn’t an easy decision, but
proposed changes are anticipated to increase supports for households already engaged in
the program.
Commissioner Brian Lessler moved to adopt the resolution and Vice Chair and Treasurer
Miki Herman seconded the motion.
The vote was as follows:
Chair Jim Smith –Aye
Vice Chair and Treasurer Miki Herman – Aye
Commissioner Jennifer Anderson – Aye
Commissioner Tiffiny Hager –Aye
Commissioner Damien Hall – Aye
Commissioner Brian Lessler – Aye
Commissioner Wendy Serrano – Aye
REPORT
Authorize Changes to the Section 8 Administrative Plan for Affordability Threshold
Dena Ford-Avery requested approval of the resolution which would alter the affordability
test used in the Housing Choice Voucher program. In order to increase housing choice,
families may select homes with gross rents that exceed payment standards, but they must
pay the difference between the home’s gross rent and the payment standard. Selecting a
home with a gross rent above payment standard increases a family’s shelter burden.
Under the current Section 8 Administrative Plan, households may select homes with gross
rents above the payment standard provided that the household’s shelter burden is at or
below 70% of their gross monthly income. Traditional housing authorities do not permit
households to pay more than 40% of their gross monthly income toward rent. The
affordability test is only applied at an initial lease-up. Households may remain in homes if
rent increases and/or changes in household income result in a shelter burden greater than
10
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70% after initial lease up. The resolution presented seeks to lower the affordability test to
50%. Increased payment standards give families more shopping money to use their
voucher. This increase in shopping dollars should no longer require an increase in the
housing affordability test.
Vice Chair and Treasurer Miki Herman asked if you anticipate asking for an increase in the
affordability test in the future. Ford-Avery prudently did not commit; noting anything is
possible and observing that current data shows that rents are very high and ideally
increased payment standards will align with the market. Households undergo orientation
to help them understand anticipated housing costs. The intent of changing the affordability
test is to limit excessive rent burdens. In many instances households that elected to pay
up to 70% of their gross monthly income toward housing could not sustain the cost and
were not successful.
Commissioner Wendy Serrano moved to adopt the resolution and Vice Chair and
Treasurer Miki Herman seconded the motion.
The vote was as follows:
Chair Jim Smith –Aye
Vice Chair and Treasurer Miki Herman – Aye
Commissioner Jennifer Anderson – Aye
Commissioner Tiffiny Hager –Aye
Commissioner Damien Hall – Aye
Commissioner Brian Lessler – Aye
Commissioner Wendy Serrano – Aye
RESOLUTION 16-04-04
Authorize Changes to the Section 8 Administrative Plan
Dena Ford-Avery asked the Board of Commissioners to authorize changes to the Section
8 Administrative Plan to comply with approval of Home Forward’s Rental Assistance
Demonstration (RAD) application for Group One.
As part of the RAD program, HUD requires housing authorities to give households in RAD
apartments the option to accept a Housing Choice Voucher once they lived in a RAD
converted property for twelve months. Households must make a request in writing, and
11
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reside in a RAD converted property for full twelve months before the request. Upon
receipt of voucher if they are unsuccessful they must wait another twelve months before
asking for a second voucher to be issued. Under advisement of the Resident Advisory
Committee, they requested that Home Forward choose to limit vouchers offered to RAD
households to 75% of the available Housing Choice vouchers.
Commissioner Brian Lessler inquired if households understand the option of accessing a
Housing Choice Voucher. Ford-Avery replied that based on experience during phase one
of the 85 stories initiative, the answer is mixed. Households express a high interest, but
they are often unsuccessful in utilizing the voucher because of the housing market.
Commissioner Brian Lessler asked if households had to utilize their voucher within a
certain time period. Dena Ford-Avery answered that usage aligns with the Housing
Choice Voucher program. Households have 120 days of search time and can request
extensions of additional time. As households can remain in their RAD assisted apartment
they benefit from not being at risk of losing their housing and having the option of using a
Housing Choice voucher.
Commissioner Tiffiny Hager asked if a household is unable to utilize their voucher can they
remain in their RAD assisted apartment. Ford-Avery responded, yes that households may
remain in their RAD assisted apartment.
Brian Lessler asked for clarification about a household being unable to utilize a Housing
Choice voucher how long must they wait before trying again. Ford-Avery clarified the
household would be required to occupy their home for another twelve months. For
example, if a household was unsuccessful using their voucher as of December 31, 2016,
they must wait until January 1, 2017, before starting the process over again with a second
request.
Commissioner Wendy Serrano moved to adopt the resolution and Commissioner Tiffiny
Hager seconded the motion.
The vote was as follows:
Chair Jim Smith –Aye
Vice Chair and Treasurer Miki Herman – Aye
12
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Commissioner Jennifer Anderson – Aye
Commissioner Tiffiny Hager –Aye
Commissioner Damien Hall – Aye
Commissioner Brian Lessler – Aye
Commissioner Wendy Serrano – Aye
RESOLUTION 16-04-05
Authorize Amendment to the Design-Build Contract for Repair and Renovation Work at
Gladstone Square and Multnomah Manor
Mike Andrews reported that work is already underway with LMC at Gladstone Square and
Multnomah Manor. Home Forward selected LMC as design-build with incremental
amendments over time during the design process. The resolution presented seeks to add
the costs, budget and scope to this contract. The current contract covers eighty-five
thousand dollars through design schematic phase. This work is anticipated to begin
during the fourth quarter of this year.
Commissioner Brian Lessler noted that the READ committee vetted this request and
recommended on behalf of the READ committee that the Board of Commissioners
authorized the resolution.
Commissioner Tiffiny Hager moved to adopt the resolution and Commissioner Wendy
Serrano seconded the motion.
The vote was as follows:
Chair Jim Smith –Aye
Vice Chair and Treasurer Miki Herman – Aye
Commissioner Jennifer Anderson – Aye
Commissioner Tiffiny Hager –Aye
Commissioner Damien Hall – Aye
Commissioner Brian Lessler – Aye
Commissioner Wendy Serrano – Aye
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RESOLUTION 16-04-06
Authorize On-call Contracts with Six Temporary Staffing Firms
Melissa Richardson and Rachel Russell asked the Board of Commissioners to authorize
the resolution approving six separate staffing firms for on call and temporary staffing
needs. There are several reasons to pursue a staffing firm. Melissa Richardson listed
examples including relocation work, incidences of extended medical leave, parental leave,
and in instances when recruitments may be tough to fill and in the duration there is a need
to have a person temporary in place. The resolution presented requests authorization of
for $900,000 over a three-year term.
Part of the reason for six firms, is a new opportunity to work with Central City Concern,
which has success in placing their program participants in employment opportunities
within their agency. Central City Concern has received a grant and is looking to expand
this practice with placements at Home Forward.
Three of the six firms are State of Oregon target businesses.
Vice Chair and Treasurer Miki Herman asked if contract negotiations in the union resulted
in a request for a greater ask than the previous staffing-frim contract. Richardson clarified
that Home Forward’s minimum wage is $15/hr and that it is important to AFSCME that
Home Forward hires into a represented position instead of temporary positions.
Vice Chair and Treasurer Miki Herman inquired if Home Forward participants could
potentially fill temporary positions. Melissa Richardson noted that we have worked with
GOALS and WSI programs in the past for placing interns at Home Forward and several of
these interns have transitioned into employment within Home Forward.
Commissioner Tiffiny Hager stated she would like to see increased opportunities for Home
Forward participants. Vice Chair and Treasurer Miki Herman seconded this request.
Commissioner Brian Lessler asked about the wage differentials between Schedule A and
the wage floor. Melissa Richardson replied that wages relate to the complexity of the
position. Lessler asked what an average wage might be. Richardson responded that
office assistant and resident specialist staff typically make $15/hour, however, a Resident
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Services Coordinator, which has greater complexity is has a wage of $17.36/hr. Schedule
A advances with work complexity.
Commissioner Brian Lessler asked for additional information about the increase in
requested contract amount from previous contract. Melissa Richardson answered that
although anecdotal in nature, it is believed that the improved employment market is
increasing the duration of vacancies and consequently temporary employment is needed
to fill the gap until a permanent placement is made.
Commissioner Damien Hall moved to adopt the resolution and Commissioner Wendy
Serrano seconded the motion.
The vote was as follows:
Chair Jim Smith –Aye
Vice Chair and Treasurer Miki Herman – Aye
Commissioner Jennifer Anderson – Aye
Commissioner Tiffiny Hager –Aye
Commissioner Damien Hall – Aye
Commissioner Brian Lessler – Aye
Commissioner Wendy Serrano – Aye
ADJOURN
There being no further business, Chair Jim Smith adjourned the meeting at 7:40pm.
EXECUTIVE SESSION
The Board of Commissioners of Home Forward did not meet in Executive Session
pursuant to ORS 192.660(2).
Attached to the Official Minutes of Home Forward are all Resolutions adopted at this
meeting, together with copies of memoranda and material submitted to the Commissioners
and considered by them when adopting the foregoing resolutions.
Celia M. Strauss
Recorder, on behalf of
Michael Buonocore, Secretary
15
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ADOPTED: May 17, 2016
Attest:

Home Forward:

_______________________________
Michael Buonocore, Secretary

_______________________________
James M. Smith, Chair
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CONSENT CALENDAR
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MEMORANDUM

To:

From:

Board of Commissioners
Mike Andrews, Director,
Development and Community
Revitalization
503-802-8507

Date:

Subject:

May 17, 2016
Authorize an amendment to the
construction contract for additional
masonry repairs at Maple Mallory
and Eliot Square Apartments
Resolution 16-05-01

Rocco DeBrodt, Project Manager,
Development and Community
Revitalization
503.802.8460

The Board of Commissioners is requested to authorize an amendment to construction
contract No. C1658 with Fulcrum Construction for masonry repairs at Maple Mallory
Apartments and Eliot Square Apartments. The amendment is for $120,000, which covers
the cost of additional masonry repair and tuck pointing required to complete the work.
ISSUE
The work required of this construction contract is the cleaning, repair and sealing of the
brick masonry facade at both Eliot Square and Maple Mallory Apartments. Fulcrum
Construction, a certified WBE/ESB contractor, was the successful bidder and was
awarded the contract with an initial contract amount of $199,481. Two change orders
have been authorized, increasing the contract amount by $77,344 for a current amended
contract amount of $276,825.73. The additional work included in these prior change
orders, was masonry window sill repair and enhanced cleaning required to remove an old
waterproof coating. Most recently, unforeseen conditions from the enhanced cleaning
revealed additional masonry cracking from foundation settlement and additional tuck
pointing that will require masonry repairs. The amount for this final change order is
$120,000, bringing the final contract amount to $380,870.
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Foundation settlement repair

Additional tuck pointing revealed
after enhanced cleaning
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RESOLUTION 16-01-02
RESOLUTION 16-01-02 AUTHORIZES THE EXECUTIVE DIRECTOR OR HIS DESIGNEE TO
EXECUTE A CONSTRUCTION CONTRACT FOR MASONRY REPAIR AT MAPLE MALLORY
APARTMENTS AND ELIOT SQUARE APARTMENTS
WHEREAS, Home Forward solicited, received, and opened bids for masonry repairs at
Maple Mallory and Eliot Square in compliance with its Public Contracting Rules; and
WHEREAS, Home Forward Development & Community Revitalization staff collaborated on
a scope of improvements designed to address unmet capital needs, and deferred
maintenance; and
WHEREAS, the Maple Mallory and Eliot Square work is consistent with goals and priorities
established in Home Forward’s Strategic Operations Plan; and
WHEREAS, approval by the Board of Commissioners of Home Forward is required prior to
the execution of contracts and amendments exceeding $100,000.00; and
NOW, THEREFORE, BE IT RESOLVED, that the Board of Commissioners of Home Forward
authorizes the Executive Director to execute an amendment to the Fulcrum Construction
contract to perform additional masonry repair work in the amount of $120,000.
ADOPTED: MAY 17, 2016
Attest:

Home Forward:

Michael Buonocore, Secretary

James M. Smith, Chair
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MEMORANDUM

To:

Board of Commissioners
Date:

From

Bianca Chinn
MTW Program Analyst
503.802.8324

Subject:

May 17, 2016
Public Hearing: Amendment I to
FY2017 Moving to Work Plan

The purpose of this report is to present the Board of Commissioners with draft
Amendment I to Home Forward’s FY2017 Moving to Work (MTW) Plan, and to provide an
opportunity for public comment on the draft amendment which can be found in its entirety
on the Home Forward website at http://www.homeforward.org/home-forward/moving-towork.
ISSUE
Home Forward is changing the underlying subsidy for our public housing portfolio to
Section 8 rent assistance. In June of 2015, the Board of Commissioners approved an
amendment to Home Forward’s FY2016 MTW Plan that notified HUD of our intent to
consider applying for the Rental Assistance Demonstration (RAD) conversion.
Subsequently, Home Forward received permission from HUD to convert six of our public
housing properties to project-based vouchers. We are submitting this amendment to our
FY2017 MTW Plan to notify HUD of the properties and total units that will be converted
from this application, along with the anticipated impact to our Capital Fund. The FY2017
MTW Plan was originally submitted December 15, 2015 and was approved by HUD on
April 1, 2016.
Attached is the full text of the draft amendment that was posted to our website on April
15, 2016. In addition to the public hearing at tonight’s meeting, we will continue to accept
written public comment through May 20, 2016. We anticipate requesting approval to
submit the final amendment at the June 21, 2016 Board of Commissioners meeting.
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Resident meetings to provide details and to answer questions about the RAD conversion
process are currently being scheduled and will occur over the next two months.
ATTACHMENTS
Draft Amendment I to FY2017 MTW Plan

2
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Amendment 1 to FY2017 MTW Plan
RAD SIGNIFICANT AMENDMENT
In May 2015 Home Forward submitted six Rental Assistance Demonstration (RAD) applications for six properties, with a total of 285 public housing
units. We received six initial Commitments to enter into a Housing Assistance Payment (CHAPs) in September 2015, with amended CHAPS issued in
March 2016. As a result, Home Forward will be converting these public housing units to project-based vouchers.
Home Forward is amending its FY2017 MTW Plan because it was a successful applicant in RAD. As a result, Home Forward will be converting to
project-based vouchers under the guidelines of PIH Notice 2012-32, REV-1 and any successor Notices. Upon conversion to project-based vouchers,
Home Forward will adopt the resident rights, participation, waiting list and grievance procedures listed in Section 1.6 of PIH Notice 2012-32, REV-2;
and Joint Housing PIH Notice H-2014-09/PHI-2014-17. These resident rights, participation, waiting list and grievance procedures are appended to
this attachment. Additionally, Home Forward certifies that it is currently compliant with all fair housing and civil rights requirements.
RAD was designed by HUD to assist in addressing the capital needs of public housing by providing Housing Authorities access to private sources of
capital to repair and preserve its affordable housing assets. Please be aware that upon conversion, Home Forward’s Capital Fund Budget will be
reduced by the pro rata share of Public Housing Developments converted as part of the Demonstration, and that Home Forward may also borrow
funds to address their capital needs. Project-based voucher subsidy is sized to replace the reduction in Capital Funds and operating subsidy lost from
the RAD conversions. Home Forward currently has debt under the Capital Fund Financing Program and will be working with Wells Fargo to address
outstanding debt issues, which may result in additional reductions of capital funds. Regardless of any funding changes that may occur as a result of
conversion under RAD, Home Forward certifies that it will maintain its continued service level.
Below please find specific information related to the public housing developments selected for RAD.
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Public Housing Developments selected for RAD

Development #1

Development Name
PIC Development ID #
Conversion Type
Total Current Units
Pre-RAD Unit Type
Capital Fund Allocation
Pre-Conversion Bedroom Type

Transfer of Assistance

De Minimis Reduction
Transfer of Waiting List

Other Information

Home Forward Board of Commissioners
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Rockwood Station
OR002000060
Project-based vouchers
25
Family
$20,000.00
25 Two-bedroom units

Total Post-RAD Units
Post-RAD Unit Type

Post-Conversion Bedroom Type

25
Family

15 Two-bedroom units
6 Three-bedroom units
4 Four bedroom units

Units to be transferred to Sequoia Square and Schiller Way subject to HUD approval, otherwise units will be
converted in place with post-conversion bedroom type remaining as 25 two-bedroom units.
No change in unit count (25) or the type of units (family). The bedroom distribution of units in the new buildings
is as follows if transfer of assistance is approved:
Sequoia Square
Schiller Way
9 Two-bedroom units
6 Two-bedroom units
2 Three-bedroom units
4 Three-bedroom units
2 Four-bedroom units
2 Four-bedroom units
None
Upon conversion to RAD, applicants on Home Forward’s public housing site-based waiting list for Rockwood
Station will be moved onto a Home Forward project based voucher site-based waiting list for Rockwood Station.
The applicants will retain their original date and time of application, and will be subject to the preferences
available under the PBV site-based waiting list for Rockwood Station.
CHAP awarded
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Development #2
Development Name
PIC Development ID #
Conversion Type
Total Current Units
Pre-RAD Unit Type
Capital Fund Allocation
Pre-Conversion Bedroom Type
Transfer of Assistance
De Minimis Reduction
Unit Reconfiguration
Transfer of Waiting List

Other Information

The Jeffrey
OR002000061
Project-based vouchers
20
Total Post-RAD Units 20
Family
Post-RAD Unit Type Family
$20,000.00
20 Studio units
Post-Conversion Bedroom Type 20 Studio Units
None
None
None
Upon conversion to RAD, applicants on Home Forward’s public housing site-based waiting list for The Jeffrey
will be moved onto a Home Forward project based voucher site-based waiting list for The Jeffrey. The
applicants will retain their original date and time of application, and will be subject to the preferences available
under the PBV site-based waiting list for The Jeffrey.
CHAP awarded

Development #3
Development Name
PIC Development ID #
Conversion Type
Total Current Units
Pre-RAD Unit Type
Capital Fund Allocation
Pre-Conversion Bedroom Type
Transfer of Assistance
De Minimis Reduction
Unit Reconfiguration
Transfer of Waiting List
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Martha Washington
OR002000062
Project-based vouchers
25
Total Post-RAD Units 25
Family
Post-RAD Unit Type Family
$20,000.00
25 Studio units
Post-Conversion Bedroom Type 25 Studio units
None
None
None
Upon conversion to RAD, applicants on Home Forward’s public housing site-based waiting list for the Martha
Washington will be moved onto a Home Forward project based voucher site-based waiting list for the Martha
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Other Information

Washington. The applicants will retain their original date and time of application, and will be subject to the
preferences available under the PBV site-based waiting list for the Martha Washington.
CHAP awarded

Development #4
Development Name
PIC Development ID #
Conversion Type
Total Current Units
Pre-RAD Unit Type
Capital Fund Allocation
Pre-Conversion Bedroom Type
Transfer of Assistance
De Minimis Reduction
Unit Reconfiguration
Transfer of Waiting List

Other Information

Bud Clark Commons
OR002000063
Project-based vouchers
130
Total Post-RAD Units 130
Formerly homeless
Post-RAD Unit Type Formerly homeless
$20,000.00
130 Studio units
Post-Conversion Bedroom Type 130 Studio units
None
None
None
Upon conversion to RAD, applicants on Home Forward’s public housing site-based waiting list for the Bud Clark
Commons will be moved onto a Home Forward project based voucher site-based waiting list for the Bud Clark
Commons. The applicants will retain their original date and time of application, and will be subject to the
preferences available under the PBV site-based waiting list for the Bud Clark Commons.
CHAP awarded

Development #5
Development Name
PIC Development ID #
Conversion Type
Total Current Units
Pre-RAD Unit Type
Capital Fund Allocation
Pre-Conversion Bedroom Type
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Madrona Place Apartments
OR002000064
Project-based vouchers
45
Family
$20,000.00
3 One-bedroom units
19 Two-bedroom units

Total Post-RAD Units
Post-RAD Unit Type
Post-Conversion Bedroom Type

45
Family
3 One-bedroom units
19 Two-bedroom units
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Transfer of Assistance
De Minimis Reduction
Unit Reconfiguration
Transfer of Waiting List

Other Information

23 Three-bedroom units
23 Three-bedroom units
None
None
None
Upon conversion to RAD, applicants on Home Forward’s public housing site-based waiting list for Madrona
Place will be moved onto a Home Forward project based voucher site-based waiting list for Madrona Place.
The applicants will retain their original date and time of application, and will be subject to the preferences
available under the PBV site-based waiting list for Madrona Place.
CHAP awarded

Development #6
Development Name
PIC Development ID #
Conversion Type
Total Current Units
Pre-RAD Unit Type
Capital Fund Allocation

Fairview Oaks & Woods
OR002000320
Project-based vouchers
40
Family
$20,000.00

Pre-Conversion Bedroom Type

15 One-bedroom units
15 Two-bedroom units
10 Three-bedroom units

Transfer of Assistance
De Minimis Reduction
Unit Reconfiguration
Transfer of Waiting List

Other Information
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Total Post-RAD Units
Post-RAD Unit Type

Post-Conversion Bedroom Type

40
Family

15 One-bedroom units
15 Two-bedroom units
10 Three-bedroom units

None
None
None
Upon conversion to RAD, applicants on Home Forward’s public housing site-based waiting list for Fairview Oaks
& Woods will be moved onto a Home Forward project based voucher site-based waiting list for Fairview Oaks &
Woods. The applicants will retain their original date and time of application, and will be subject to the
preferences available under the PBV site-based waiting list for Fairview Oaks & Woods.
CHAP awarded
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Changes in policies that govern eligibility, admission, selection, and occupancy of units at the project after conversion, including any waiting list
preferences that will be adopted for the converted project: There will be no changes upon conversion. See also Appendix A for additional detail
regarding resident rights, participation, waiting list and grievance procedures.
Compliance agreements: Home Forward is currently compliant with all fair housing and civil rights requirements and is not under a Voluntary
Compliance Agreement.
Site selection: This conversion complies with all applicable site selection and neighborhood reviews standards. All appropriate procedures have been
followed.
Substantial Deviation Definition: As part of the Rental Assistance Demonstration (RAD), Home Forward is redefining the definition of a substantial
deviation from the PHA Plan to exclude the following RAD specific items:
1. The decision to convert to either Project Based Rental Assistance or Project Based Voucher Assistance;
2. Changes to the Capital Fund Budget produced as a result of each approved RAD conversion, regardless of whether the proposed
conversion will include use of additional Capital Funds;
3. Changes to the construction and rehabilitation plan for each approved RAD conversion; and
4. Changes to the financing structure for each approved RAD conversion.
Information regarding use of MTW Fungibility as defined in PIH Notice 2012-32, REV-2:
Impact on Capital Fund:
1. Estimate the amount of the current Capital Fund grant that is associated with the proposed projects and the impact on the PHA’s current
Five-Year PHA Plan and Five-Year Capital Action Plan: The current impact associated with the six CHAPS in this application is $160,000.
$20,000 has been set aside for each CHAP and another $40,000 set aside for Sequoia Square and Schiller Way, the two properties that
will receive units for transfer of assistance from Rockwood Station and Fairview Oaks & Woods.
2. If the RAD conversion will impact an existing CFFP or EPC, or if it proposes to utilize RHF funds to facilitate conversion, the PHA should also
indicate the estimated impact of those activities: Home Forward has submitted 31 additional RAD applications that total 1,008 public
housing units. These additional applications are on the RAD waitlist and if approved, will impact our formula Capital Fund Grant allocation
by approximately 56% of our current public housing unit count. We will not utilize RHF funds to facilitate conversion.
Special Provisions Affecting MTW Agencies: MTW agencies will be able to apply activities impacting the PBV program that are approved in its MTW
Plan to those properties as long as they do not conflict with RAD requirements. RAD requirements include statutory requirements or specifically
identified special provisions affecting conversions to PBVs, or other conditions and requirements, as detailed in PIH Notice 2012-32 REV-1, including,
but not limited to, RAD contract forms or Riders. With respect to any existing PBV regulations that are waived or modified below in Appendix A,
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except where explicitly noted below in Appendix A, MTW agencies may modify these or other requirements to the PBV program if the activity is
approved in its MTW Plan. All other RAD Requirements listed below in Appendix A or elsewhere in PIH Notice 2012-32 REV-1 shall apply to MTW
agencies.
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PUBLIC COMMENT PROCESS
Initial resident meetings were held in May 2015 introducing the RAD (Rental Assistance Demonstration) project.
May 6-8 & 11-15, 2015

Resident Meetings at Rockwood Station, Madrona Place, the Martha Washington, Bud Clark Commons, Fairview
Oaks, and the Jeffrey

April 13, 2016

Draft Amendment posted on Home Forward’s website for 30 days of public comment and input

April 17 & 24, 2016

Public Notice published in the Oregonian announcing the public hearing to be held May 17, 2016

May 17, 2016

Public hearing on the draft FY2017 MTW Plan Amendment I held at May Board of Commissioners meeting

June 8-22, 2016

Additional Resident Meetings at Bud Clark Commons, Madrona Place, the Martha Washington, Fairview Oaks, and
the Jeffrey with the Rockwood to be scheduled upon notification if transfer of assistance is approved

June 21, 2016

Board of Commissioners approval to submit the FY2016 MTW Plan Amendment I to HUD

PUBLIC COMMENTS
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APPENDIX A: RESIDENT RIGHTS, PARTICIPATION, WAITING LIST AND GRIEVANCE PROCEDURES
Section 1.6 – Special Provisions Affecting Conversions to Project-Based Vouchers from PIH Notice 2012-32, REV-1
C. PBV Resident Rights and Participation.
1. No Re-screening of Tenants upon Conversion. Pursuant to the RAD statute, at conversion, current households are not subject to rescreening,
income eligibility, or income targeting. Consequently, current households will be grandfathered for conditions that occurred prior to conversion but will
be subject to any ongoing eligibility requirements for actions that occur after conversion. For example, a unit with a household that was over-income at
time of conversion would continue to be treated as an assisted unit. Thus, 24 CFR § 982.201, concerning eligibility and targeting, will not apply for
1
current households. Once that remaining household moves out, the unit must be leased to an eligible family. MTW agencies may not alter this
requirement.
2. Right to Return. See section 1.4.A.4(b) regarding a resident’s right to return.
3. Renewal of Lease. Since publication of the PIH Notice 2012-32 Rev 1, the regulations under 24 CFR § 983.257(b)(3) have been amended requiring
Project Owners to renew all leases upon lease expiration, unless cause exists. MTW agencies may not alter this requirement.
4. Phase-in of Tenant Rent Increases. If a tenant’s monthly rent increases by more than the greater of 10 percent or $25 purely as a result of
conversion, the rent increase will be phased in over 3 or 5 years. To implement this provision, HUD is specifying alternative requirements for section
3(a)(1) of the Act, as well as 24 CFR § 983.3 (definition of “total tenant payment” (TTP)) to the extent necessary to allow for the phase-in of tenant rent
increases. A PHA must create a policy setting the length of the phase in period at three years, five years or a combination depending on
circumstances. For example, a PHA may create a policy that uses a three year phase- in for smaller increases in rent and a five year phase-in for larger
increases in rent.
This policy must be in place at conversion and may not be modified after conversion. The method described below explains the set percentage-based
phase-in a Project Owner must follow according to the phase-in period established. For purposes of this section “standard TTP” refers to the TTP
calculated in accordance with regulations at 24 CFR §5.628 and the “most recently paid TTP” refers to the TTP recorded on line 9j of the family’s most
recent HUD Form 50058. If a family in a project converting from Public Housing to PBV was paying a flat rent immediately prior to conversion, the PHA
should use the flat rent amount to calculate the phase-in amount for Year 1, as illustrated below.

1

These protections (as well as all protections in this Notice for current households) apply when in order to facilitate repairs a household is relocated
following the conversion and subsequently returns to the property, even if they are considered a “new admission” upon return.
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Three Year Phase-in:
• Year 1: Any recertification (interim or annual) performed prior to the second annual recertification after conversion – 33% of difference between
most recently paid TTP or flat rent and the standard TTP
• Year 2: Year 2 Annual Recertification (AR) and any Interim Recertification (IR) prior to Year 3 AR – 66% of difference between most recently
paid TTP and the standard TTP
• Year 3: Year 3 AR and all subsequent recertifications – Full standard TTP
Five Year Phase in:
• Year 1: Any recertification (interim or annual) performed prior to the second annual recertification after conversion – 20% of difference between
most recently paid TTP or flat rent and the standard TTP
• Year 2: Year 2 AR and any IR prior to Year 3 AR – 40% of difference between most recently paid TTP and the standard TTP
• Year 3: Year 3 AR and any IR prior to Year 4 AR – 60% of difference between most recently paid TTP and the standard TTP
• Year 4: Year 4 AR and any IR prior to Year 5 AR – 80% of difference between most recently paid TTP and the standard TTP
• Year 5 AR and all subsequent recertifications – Full standard TTP

Please Note: In either the three year phase-in or the five-year phase-in, once the standard TTP is equal to or less than the previous TTP, the phase-in
ends and tenants will pay full TTP from that point forward. MTW agencies may not alter this requirement.
5. Family Self Sufficiency (FSS) and Resident Opportunities and Self Sufficiency Service Coordinator (ROSS-SC) programs. Public Housing residents that
are current FSS participants will continue to be eligible for FSS once their housing is converted under RAD, and PHAs will be allowed to use any
remaining PH FSS funds, to serve those FSS participants who live in units converted by RAD. Due to the program merger between PH FSS and HCV
FSS that took place pursuant to the FY14 Appropriations Act (and was continued in the FY15 Appropriations Act), no special provisions are required to
continue serving FSS participants that live in public housing units converting to PBV under RAD.
However, PHAs should note that there are certain FSS requirements (e.g. escrow calculation and escrow forfeitures) that apply differently depending
on whether the FSS participant is a participant under the HCV program or a public housing resident, and PHAs must follow such requirements
accordingly. All PHAs will be required to administer the FSS program in accordance with FSS regulations at 24 CFR Part 984, the participants’
contracts of participation, and the alternative requirements established in the “Waivers and Alternative Requirements for the FSS Program” Federal
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2

Register notice, published on December 29, 2014, at 79 FR 78100. Further, upon conversion to PBV, already escrowed funds for FSS participants
shall be transferred into the HCV escrow account and be considered TBRA funds, thus reverting to the HAP account if forfeited by the FSS participant.
Current ROSS-SC grantees will be able to finish out their current ROSS-SC grants once their housing is converted under RAD. However, once the
property is converted, it will no longer be eligible to be counted towards the unit count for future ROSS-SC grants, nor will its residents be eligible to be
served by future ROSS-SC grants, which, by statute, can only serve public housing residents.
6. Resident Participation and Funding. In accordance with Attachment 1B, residents of Covered Projects with converted PBV assistance will have the
right to establish and operate a resident organization for the purpose of addressing issues related to their living environment and be eligible for resident
participation funding.
7. Resident Procedural Rights. The following items must be incorporated into both the Section 8 Administrative Plan and the Project Owner’s lease,
which includes the required tenancy addendum, as appropriate. Evidence of such incorporation may be requested by HUD for purposes of monitoring
the program.
i. Termination Notification. HUD is incorporating additional termination notification requirements to comply with section 6 of the Act for public
housing projects that convert assistance under RAD. In addition to the regulations at 24 CFR § 983.257 related to Project Owner termination of
tenancy and eviction (which MTW agencies may not alter) the termination procedure for RAD conversions to PBV will require that PHAs provide
adequate written notice of termination of the lease which shall not be less than:
a. A reasonable period of time, but not to exceed 30 days:
i. If the health or safety of other tenants, PHA employees, or persons residing in the immediate vicinity of the premises is
threatened; or
ii. In the event of any drug-related or violent criminal activity or any felony conviction;
b. 14 days in the case of nonpayment of rent; and
c. 30 days in any other case, except that if a State or local law provides for a shorter period of time, such shorter period shall apply.
ii. Grievance Process. Pursuant to requirements in the RAD Statute, HUD is establishing additional procedural rights to comply with section 6 of
the Act.

2

The funding streams for the PH FSS Program and the HCV FSS Program were first merged pursuant to the FY 2014 appropriations act. As a result,
PHAs can serve both PH residents and HCV participants, including PBV participants, with FSS funding awarded under the FY 2014 FSS Notice of
Funding Availability (FSS NOFA) and any other NOFA under which the combination of funds remains in the applicable appropriations act. For PHAs
that had managed both programs separately and now have a merged program, a conversion to PBV should not impact their FSS participants.
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For issues related to tenancy and termination of assistance, PBV program rules require the Project Owner to provide an opportunity for an informal
hearing, as outlined in 24 CFR § 982.555. RAD will specify alternative requirements for 24 CFR § 982.555(b) in part, which outlines when informal
hearings are not required, to require that:
3
a. In addition to reasons that require an opportunity for an informal hearing given in 24 CFR § 982.555(a)(1)(i)-(vi), an opportunity for an
informal hearing must be given to residents for any dispute that a resident may have with respect to a Project Owner action in
accordance with the individual’s lease or the contract administrator in accordance with RAD PBV requirements that adversely affect
the resident’s rights, obligations, welfare, or status.
i. For any hearing required under 24 CFR § 982.555(a)(1)(i)-(vi), the contract administrator will perform the hearing, as is the
current standard in the program. The hearing officer must be selected in accordance with 24 CFR § 982.555(e)(4)(i).
ii. For any additional hearings required under RAD, the Project Owner will perform the hearing.
b. There is no right to an informal hearing for class grievances or to disputes between residents not involving the Project Owner or
contract administrator.
c. The Project Owner gives residents notice of their ability to request an informal hearing as outlined in 24 CFR § 982.555(c)(1) for
informal hearings that will address circumstances that fall outside of the scope of 24 CFR § 982.555(a)(1)(i)-(vi).
d. The Project Owner provides opportunity for an informal hearing before an eviction.
Current PBV program rules require that hearing procedures must be outlined in the PHA’s Section 8 Administrative Plan.
8. Earned Income Disregard (EID). Tenants who are employed and are currently receiving the EID exclusion at the time of conversion will continue to
receive the EID after conversion, in accordance with regulations at 24 CFR § 5.617. Upon the expiration of the EID for such families, the rent
adjustment shall not be subject to rent phase-in, as described in Section 1.6.C.4; instead, the rent will automatically rise to the appropriate rent level
based upon tenant income at that time.
Under the Housing Choice Voucher program, the EID exclusion is limited only to persons with disabilities (24 CFR § 5.617(b)). In order to allow all
tenants (including non-disabled persons) who are employed and currently receiving the EID at the time of conversion to continue to benefit from this
exclusion in the PBV project, the provision in section 5.617(b) limiting EID to disabled persons is waived. The waiver, and resulting alternative
requirement, apply only to tenants receiving the EID at the time of conversion. No other tenant (e.g., tenants who at one time received the EID but are
not receiving the EID exclusion at the time of conversion e.g., due to loss of employment; tenants that move into the property following conversion,
etc.,) is covered by this waiver.

3

§ 982.555(a)(1)(iv) is not relevant to RAD as the tenant-based certificate has been repealed.
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9. Jobs Plus. Jobs Plus grantees awarded FY14 and future funds that convert the Jobs Plus target projects(s) under RAD will be able to finish out
their Jobs Plus period of performance at that site unless significant re-location and/or change in building occupancy is planned. If either is planned at
the Jobs Plus target project(s), HUD may allow for a modification of the Jobs Plus work plan or may, at the Secretary’s discretion, choose to end the
Jobs Plus program at that project.
10. When Total Tenant Payment Exceeds Gross Rent. Under normal PBV rules, the PHA may only select an occupied unit to be included under the
PBV HAP contract if the unit’s occupants are eligible for housing assistance payments (24 CFR §983.53(d)). Also, a PHA must remove a unit from the
contract when no assistance has been paid for 180 days because the family’s TTP has risen to a level that is equal to or greater than the contract rent,
plus any utility allowance, for the unit (i.e., the Gross Rent)) (24 CFR §983.258). Since the rent limitation under this Section of the Notice may often
result in a family’s TTP equaling or exceeding the gross rent for the unit, for current residents (i.e residents living in the public housing property prior to
conversion), HUD is waiving both of these provisions and requiring that the unit for such families be placed on and/or remain under the HAP contract
when TTP equals or exceeds than the Gross Rent. Further, HUD is establishing the alternative requirement that the rent to owner for the unit equal the
family’s TTP until such time that the family is eligible for a housing assistance payment. HUD is waiving as necessary to implement this alternative
provision, the provisions of Section 8(o)(13)(H) of the Act and the implementing regulations at 24 CFR 983.301 as modified by Section 1.6.B.5 of this
4
Notice. In such cases, the resident is considered a participant under the program and all of the family obligations and protections under RAD and PBV
apply to the resident. Likewise, all requirements with respect to the unit, such as compliance with the HQS requirements, apply as long as the unit is
under HAP contract. Assistance may subsequently be reinstated if the tenant becomes eligible for assistance. The PHA is required to process these
individuals through the Form- 50058 submodule in PIC.
Following conversion, 24 CFR §983.53(d) applies, and any new families referred to the RAD PBV project must be initially eligible for a HAP payment at
admission to the program, which means their TTP may not exceed the gross rent for the unit at that time. Further, a PHA must remove a unit from the
contract when no assistance has been paid for 180 days. If units are removed from the HAP contract because a new admission’s TTP comes to equal
or exceed the gross rent for the unit and if the project is fully assisted, HUD is imposing an alternative requirement that the PHA must reinstate the unit
after the family has vacated the property; and, if the project is partially assisted, the PHA may substitute a different unit for the unit on the HAP contract
in accordance with 24 CFR §983.207 or, where “floating” units have been permitted, Section 1.6.B.10 of this Notice.
11. Under-Occupied Unit. If a family is in an under-occupied unit under 24 CFR 983.259 at the time of conversion, the family may remain in this unit
until an appropriate-sized unit becomes available in the Covered Project. When an appropriate sized unit becomes available in the Covered Project, the
family living in the under- occupied unit must move to the appropriate-sized unit within a reasonable period of time, as determined by the administering

4

For example, a public housing family residing in a property converting under RAD has a TTP of $600. The property has an initial Contract Rent of
$500, with a $50 Utility Allowance. Following conversion, the residents is still responsible for paying $600 in tenant rent and utilities.
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Voucher Agency. In order to allow the family to remain in the under-occupied unit until an appropriate-sized unit becomes available in the Covered
Project, 24 CFR 983.259 is waived. MTW agencies may not modify this requirement.
D. PBV: Other Miscellaneous Provisions
1. Access to Records, Including Requests for Information Related to Evaluation of Demonstration. PHAs must agree to any reasonable HUD request for
data to support program evaluation, including but not limited to project financial statements, operating data, Choice-Mobility utilization, and
rehabilitation work. Please see Appendix IV for reporting units in Form HUD-50058.
2. Additional Monitoring Requirement. The PHA’s Board must approve the operating budget for the covered project annually in accordance with HUD
5
requirements.
3. Davis-Bacon Act and Section 3 of the Housing and Urban Development Act of 1968 (Section 3). This section has been moved to 1.4.A.13 and
1.4.A.14.
4. Establishment of Waiting List. 24 CFR § 983.251 sets out PBV program requirements related to establishing and maintaining a voucher-wide, PBV
program wide, or site-based waiting list from which residents for the Covered Project will be admitted. These provisions will apply unless the project is
covered by a remedial order or agreement that specifies the type of waiting list and other waiting list policies. The PHA shall consider the best means
to transition applicants from the current public housing waiting list, including:
i.

Transferring an existing site-based waiting list to a new site-based waiting list. If the PHA is transferring the assistance to another
neighborhood, the PHA must notify applicants on the wait-list of the transfer of assistance, and on how they can apply for residency at the
new project site or other sites. Applicants on a project-specific waiting list for a project where the assistance is being transferred shall have
priority on the newly formed waiting list for the new project site in accordance with the date and time of their application to the original
project's waiting list.
ii. Informing applicants on the site-based waiting list on how to apply for a PBV program-wide or HCV program-wide waiting list.
iii. Informing applicants on a public housing community-wide waiting list on how to apply for a voucher-wide, PBV program-wide, or site-based
waiting list. If using a site-based waiting list, PHAs shall establish a waiting list in accordance with 24 CFR § 903.7(b)(2)(ii)-(iv) to ensure that
applicants on the PHA’s public housing community-wide waiting list have been offered placement on the converted project’s initial waiting list.
In all cases, PHAs have the discretion to determine the most appropriate means of informing applicants on the public housing communitywide waiting list given the number of applicants, PHA resources, and admissions requirements of the projects being converted under RAD. A

5

For PBV conversions that are not FHA-insured, a future HUD notice will describe project financial data that may be required to be submitted by a
PBV owner for purposes of the evaluation, given that PBV projects do not submit annual financial statements to HUD/REAC.
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PHA may consider contacting every applicant on the public housing waiting list via direct mailing; advertising the availability of housing to the
population that is less likely to apply, both minority and non-minority groups, through various forms of media (e.g., radio stations, posters,
newspapers) within the marketing area; informing local non-profit entities and advocacy groups (e.g., disability rights groups); and conducting
other outreach as appropriate. Applicants on the agency’s public housing community-wide waiting list who wish to be placed onto the newlyestablished site-based waiting list must be done so in accordance with the date and time of their original application to the centralized public
housing waiting list. Any activities to contact applicants on the public housing waiting list must be conducted in accordance with the
requirements for effective communication with persons with disabilities at 24 CFR § 8.6 and with the obligation to provide meaningful access
6
for persons with limited English proficiency (LEP).
A PHA must maintain any site-based waiting list in accordance with all applicable civil rights and fair housing laws and regulations unless the project is
covered by a remedial order or agreement that specifies the type of waiting list and other waiting list policies.
To implement this provision, HUD is specifying alternative requirements for 24 CFR § 983.251(c)(2). However, after the initial waiting list has been
established, the PHA shall administer its waiting list for the converted project in accordance with 24 CFR § 983.251(c).
5. Mandatory Insurance Coverage. The Covered Project shall maintain at all times commercially available property and liability insurance to protect the
project from financial loss and, to the extent insurance proceeds permit, promptly restore, reconstruct, and/or repair any damaged or destroyed
project property.
6. Agreement Waiver. This section has been moved to 1.6.(B)(7).
7. Future Refinancing. Project Owners must receive HUD approval for any refinancing or restructuring of permanent debt during the HAP contract term,
to ensure the financing is consistent with long-term preservation. (Current lenders and investors are also likely to require review and approval of
refinancing of the primary permanent debt.)
8. Administrative Fees for Public Housing Conversions during Transition Period. For the remainder of the Calendar Year in which the HAP Contract is
effective (i.e. “transition period”), RAD PBV projects will be funded with public housing funds. For example, if the project’s assistance converts effective
July 1, 2015, the public housing Annual Contributions Contract (ACC) between the PHA and HUD will be amended to reflect the number of units under
HAP contract, but will be for zero dollars, and the RAD PBV contract will be funded with public housing money for July through December 2015. Since

6

For more information on serving persons with LEP, please see HUD’s Final guidance to Federal Financial Assistance Recipients Regarding Title VI
Prohibition Against National Origin Discrimination Affecting Limited English Proficient Persons (72 FR 2732), published on January 22, 2007.
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TBRA is not the source of funds, PHAs should not report leasing and expenses into VMS during this period, and PHAs will not receive section 8
administrative fee funding for converted units during this time.
For fiscal years 2014 and 2015, PHAs operating HCV program received administrative fees for units under a HAP contract, consistent with recent
appropriation act references to "section 8(q) of the [United States Housing Act of 1937] and related appropriations act provisions in effect immediately
before the Quality Housing and Responsibility Act of 1998" and 24 CFR § 982.152(b). During the transition period mentioned in the preceding
paragraph, these provisions are waived, and PHAs will not receive section 8 ongoing administrative fees for PBV RAD units.
After this transition period, the section 8 ACC will be amended to include section 8 funding that corresponds to the units covered by the section 8
ACC. At that time, the regular section 8 administrative fee funding provisions will apply.
9. Choice-Mobility. One of the key features of the PBV program is the mobility component, which provides that if the family has elected to terminate the
assisted lease at any time after the first year of occupancy in accordance with program requirements, the PHA must offer the family the opportunity for
continued tenant based rental assistance, in the form of either assistance under the voucher program or other comparable tenant-based rental
assistance.
If as a result of participation in RAD a significant percentage of the PHA’s HCV program becomes PBV assistance, it is possible for most or all of a
PHA’s turnover vouchers to be used to assist those RAD PBV families who wish to exercise mobility. While HUD is committed to ensuring mobility
remains a cornerstone of RAD policy, HUD recognizes that it remains important for the PHA to still be able to use tenant based vouchers to address
the specific housing needs and priorities of the community. Therefore, HUD is establishing an alternative requirement for PHAs where, as a result of
RAD, the total number of PBV units (including RAD PBV units) under HAP contract administered by the PHA exceeds 20 percent of the PHA’s
authorized units under its HCV ACC with HUD.
The alternative mobility policy provides that an eligible voucher agency would not be required to provide more than three-quarters of its turnover
vouchers in any single year to the residents of Covered Projects. While a voucher agency is not required to establish a voucher inventory turnover cap,
if such a cap is implemented, the voucher agency must create and maintain a waiting list in the order in which the requests from eligible households
were received. In order to adopt this provision, this alternative mobility policy must be included in an eligible PHA’s administrative plan.
To effectuate this provision, HUD is providing an alternative requirement to Section 8(o)(13)(E) and 24 CFR part 983.261(c). Please note that this
alternative requirement does not apply to PBVs entered into outside of the context of RAD. MTW agencies may not alter this requirement.
10. Reserve for Replacement. The Project Owner shall establish and maintain a replacement reserve in an interest-bearing account to aid in funding
extraordinary maintenance and repair and replacement of capital items in accordance with applicable regulations. The reserve must be built up to and
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maintained at a level determined by HUD to be sufficient to meet projected requirements. For FHA transactions, Replacement Reserves shall be
maintained in accordance with the FHA Regulatory Agreement. For all other transactions, Replacement Reserves shall be maintained in a bank
account covered under a General Depository Agreement (HUD-51999) or similar instrument, as approved by HUD, where funds will be held by the
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Attachment 1B: Resident Provisions in Conversions of Assistance from Public Housing to PBRA and PBV
This Attachment contains two sections, describing:
1B.1 Summary of Resident Provisions
1B.2 Resident Participation and Funding
1B.1 Summary of Resident Provisions
The following is a summary of special provisions and alternative requirements related to tenants of public housing projects converting under RAD:
• Conversion will be considered a significant amendment to a PHA Plan (see Section 1.5(E) of this Notice);
• Notification of proposed conversion, meetings during the conversion process, written response to residents comments on conversion, and
notification of conversion approval and impact (see Section 1.8 of this Notice);
• No rescreening at conversion (see Section 1.6(C)(1) of this Notice for conversions to PBV and Section 1.7(B)(1) for conversions to PBRA);
• Right to return after temporary relocation to facilitate rehabilitation or construction (see Section 1.6(C)(2) of this Notice for conversions to PBV
and Section 1.7(B)(2) for conversions to PBRA);
• Phase-in of tenant rent increases (see Section 1.6(C)(4) of this Notice for conversions to PBV and Section 1.7(B)(3) for conversions to PBRA);
• Continued participation in the ROSS-SC and FSS programs (see Section 1.6(C)(5) of this Notice, for conversions to PBV and Section 1.7(B)(4)
for conversions to PBRA);
• Continued Earned Income Disregard (see Section 1.6(C)(8) of this Notice, for conversions to PBV and Section 1.7.(B)(7) for conversions to
PBRA);
• Continued recognition of and funding for legitimate residents organizations (see Section 1.6(C)(6) of this Notice for conversions to PBV,
Section 1.7(B)(5) of this Notice for conversions to PBRA, and below in Attachment 1B.2 for additional requirements for both programs);
• Procedural rights consistent with section 6 of the Act (see Section 1.6(C)(7) of this Notice for conversions to PBV and Section 1.7(B)(6) of this
Notice for conversions to PBRA); and
• Choice-mobility option allowing a resident to move with a tenant-based voucher after tenancy in the Covered Project (see 24 CFR § 983.260
for conversions to PBV and Section 1.7(C)(5) of this Notice for conversions to PBRA).
• For additional information, refer to Notice H2014-09; PIH 2014-17 for additional information on relocation requirements under RAD.

7

1B.2 Resident Participation and Funding
The following provisions contain the resident participation and funding requirements for public housing conversions to PBRA and PBV, respectively.
7

For the purposes of this Attachment, HUD uses the term “Project Owner” to refer to the owner of a converting or Covered Project. In some instances
the owner of a project could be a public, non-profit, or for-profit, e.g., mixed finance projects).
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A. PBRA: Resident Participation and Funding
Residents of Covered Projects converting assistance to PBRA will have the right to establish and operate a resident organization in accordance with 24
CFR Part 245 (Tenant Participation in Multifamily Housing Projects). In addition, a Project Owner must provide $25 per occupied unit annually for
resident participation, of which at least $15 per occupied unit shall be provided to the legitimate tenant organization at the covered property. These
funds must be used for resident education, organizing around tenancy issues, and training activities.
In the absence of a legitimate resident organization at a Covered Project:
1. HUD encourages the Project Owner and residents to work together to determine the most appropriate ways to foster a constructive working
relationship, including supporting the formation of a legitimate residents organization. Residents are encouraged to contact the Project Owner
directly with questions or concerns regarding issues related to their tenancy. Project Owners are also encouraged to actively engage residents
in the absence of a resident organization; and
2. Project Owners must make resident participation funds available to residents for organizing activities in accordance with this Notice. Residents
must make requests for these funds in writing to the Project Owner. These requests will be subject to approval by the Project Owner.
B. PBV: Resident Participation and Funding
To support resident participation following conversion of assistance, residents of Covered Projects converting assistance to the PBV program will have
the right to establish and operate a resident organization for the purpose of addressing issues related to their living environment, which includes the
terms and conditions of their tenancy as well as activities related to housing and community development.
1. Legitimate Resident Organization. A Project Owner must recognize legitimate resident organizations and give reasonable consideration to
concerns raised by legitimate resident organizations. A resident organization is legitimate if it has been established by the residents of a
Covered Project, meets regularly, operates democratically, is representative of all residents in the project, and is completely independent of the
Project Owner, management, and their representatives.
In the absence of a legitimate resident organization at a Covered Project, HUD encourages the Project Owner and residents to work together
to determine the most appropriate ways to foster a constructive working relationship, including supporting the formation of a legitimate
residents organization. Residents are encouraged to contact the Project Owner directly with questions or concerns regarding issues related to
their tenancy. Project Owner s are also encouraged to actively engage residents in the absence of a resident organization; and
2. Protected Activities. Project Owners must allow residents and resident organizers to conduct the following activities related to the
establishment or operation of a resident organization:
a. Distributing leaflets in lobby areas;
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b.
c.
d.
e.

Placing leaflets at or under residents' doors;
Distributing leaflets in common areas;
Initiating contact with residents;
Conducting door-to-door surveys of residents to ascertain interest in establishing a resident organization and to offer information
about resident organizations;
f. Posting information on bulletin boards;
g. Assisting resident to participate in resident organization activities;
h. Convening regularly scheduled resident organization meetings in a space on site and accessible to residents, in a manner that is fully
independent of management representatives. In order to preserve the independence of resident organizations, management
representatives may not attend such meetings unless invited by the resident organization to specific meetings to discuss a specific
issue or issues; and
i. Formulating responses to Project Owner's requests for:
i. Rent increases;
ii. Partial payment of claims;
iii. The conversion from project-based paid utilities to resident-paid utilities;
iv. A reduction in resident utility allowances;
v. Converting residential units to non-residential use, cooperative housing, or condominiums;
vi. Major capital additions; and
vii. Prepayment of loans.
In addition to these activities, Project Owners must allow residents and resident organizers to conduct other reasonable activities related to the
establishment or operation of a resident organization.
Project Owner s shall not require residents and resident organizers to obtain prior permission before engaging in the activities permitted in this
section.
3. Meeting Space. Project Owners must reasonably make available the use of any community room or other available space appropriate for
meetings that is part of the multifamily housing project when requested by:
a. Residents or a resident organization and used for activities related to the operation of the resident organization; or
b. Residents seeking to establish a resident organization or collectively address issues related to their living environment.
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Resident and resident organization meetings must be accessible to persons with disabilities, unless this is impractical for reasons beyond the
organization's control. If the project has an accessible common area or areas, it will not be impractical to make organizational meetings
accessible to persons with disabilities.
Project Owners may charge a reasonable, customary and usual fee, approved by the Secretary as may normally be imposed for the use of
such facilities in accordance with procedures prescribed by the Secretary, for the use of meeting space. A PHA may waive this fee.
4. Resident Organizers. A resident organizer is a resident or non-resident who assists residents in establishing and operating a resident
organization, and who is not an employee or representative of current or prospective Project Owners, managers, or their agents.
Project Owners must allow resident organizers to assist residents in establishing and operating resident organizations.
5. Canvassing. If a Covered Project has a consistently enforced, written policy against canvassing, then a non-resident resident organizer must be
accompanied by a resident while on the property of the project.
If a project has a written policy favoring canvassing, any non-resident resident organizer must be afforded the same privileges and rights of
access as other uninvited outside parties in the normal course of operations. If the project does not have a consistently enforced, written policy
against canvassing, the project shall be treated as if it has a policy favoring canvassing.
A resident has the right not to be re-canvassed against his or her wishes regarding participation in a resident organization.
6. Funding. Project Owners must provide $25 per occupied unit annually for resident participation, of which at least $15 per occupied unit shall be
provided to the legitimate resident organization at the covered property. These funds must be used for resident education, organizing around
tenancy issues, and training activities.
In the absence of a legitimate resident organization at a Covered Project:
a. HUD encourages the Project Owner s and residents to work together to determine the most appropriate ways to foster a constructive
working relationship, including supporting the formation of a legitimate residents organization. Residents are encouraged to contact the
Project Owner directly with questions or concerns regarding issues related to their tenancy. Project Owner are also encouraged to actively
engage residents in the absence of a resident organization; and
b. Project Owner s must make resident participation funds available to residents for organizing activities in accordance with this Notice.
Residents must make requests for these funds in writing to the Project Owner. These requests will be subject to approval by the Project
Owner.
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RESOLUTIONS
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MEMORANDUM

To:

From:

Board of Commissioners

Date:

Rachael Russell,
Human Resources Supervisor
503.802.8537

Subject:

Melissa Richardson,
Director, Business Services
503.802.8529

May 17, 2016
Authorize the Renewal of
Employee Health and Welfare
Benefit Plans for the Plan Year
July 1, 2016 to June 30, 2017
Resolution 16-05-02

The Board of Commissioners is requested to approve the recommendation of Home
Forward’s Labor Management Healthcare Plan Committee to renew the health and welfare
benefits plans for the July 1, 2016 to June 30, 2017 plan year.
ISSUE
Home Forward offers health and welfare benefits to eligible employees. Annually,
decisions are made about the plan design of the benefits program, and through Home
Forward’s benefits broker, contracts are negotiated with benefits providers. Once the
contracts are negotiated and approved, Home Forward employees participate in open
enrollment.
Under state law, benefits are a mandatory subject of bargaining. Home Forward’s Labor
Management Healthcare Plan Committee, established in 2003, is the forum through which
Home Forward bargains the health and welfare plan changes required by the escalating
costs of medical and dental insurance benefits. The nine members of the Committee
include three representatives each from AFSCME, the Building Trades and Management.
The agency’s benefits broker, The Partners Group, staffs the Committee. The Partners
Group provides benefit analysis, healthcare plan utilization, information on health insurance
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trends and any other information deemed necessary for the Committee to make informed
decisions about Home Forward’s healthcare plans and cost containment strategies.
Recommendations for health plan renewals are made to the Board of Commissioners
based on a majority vote of the Committee members.
Our standard approach is to navigate to a benefit renewal of no more than a 5% increase
over the prior year. However, recent medical claims history and the volatility of the local
health insurance market due to issues related to the Affordable Care Act and a reduction in
premium contributions for AFSCME employees from 17.5% to 15% agreed to in labor
negotiations last year resulted in a request from the Labor Management Healthcare
Committee to earmark additional resources to the benefits renewal this year.
The impact of recent medical claims history to the renewal was significant. Home
Forward’s medical insurance is split between two carriers, Kaiser and Providence. While
the initial Kaiser medical insurance renewal was 4.7% increase, the Providence renewal
came in at 17.1% due to over utilization of that plan. Dental insurance renewals were
7.2% for Kaiser and 2.6% for MetLife. Our short-term, long-term and life insurance did not
experience an increase. Combined, renewing our current plans as is would have
represented an increase of 11.1% or $377,911; significantly over our target of 5%.
There are only two strategies that we can utilize to offset this type of increase in costs.
The first is to go to market to explore the cost savings that changing carriers would
provide. The second is to make changes to the existing plans. We asked The Partners
Group to obtain bids from the market. Five carriers declined to quote our business. Two
carriers submitted proposals: Regence and United Healthcare. Regence’s quote was
more expensive than our current plans. United Healthcare was 2% lower. However,
transitioning to United would mean that all of our employees would have to switch
healthcare providers. The Committee felt strongly that a reduction in costs of only 2% with
no guarantee of what the renewal would be in FY2018 when all of our business was with
one provider was not enough of a cost savings to offset the impact to our employees
switching providers.
We also asked The Partners Group to explore options for changing the existing plans to
reduce the cost of the renewal. Our typical approach to instituting plan changes is to
enact incremental changes that impact the fewest number of employees and that try to
maintain parity between our two health insurance providers. Plan design components that
have a significant impact to premium costs include changes to employee deductibles, outof-pocket maximums and pharmacy and office visit co-pays. Of the plan options
2
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explored, there was only one option that brought us anywhere close to a 5% renewal at an
increase of 5.9%. That option included changes to the Providence plan which would have
increased out-of-pocket maximums by more than 50% and would have tripled the
deductible. Kaiser plan changes would have more than tripled the out-of-pocket
maximums. When reviewing this option, the Committee felt that the potential increase to
employee out-of-pocket expenses was too extreme especially when this option did not
bring us to a 5% increase.
Based on recommendations from the Committee, The Partners Group was ultimately able
to negotiate custom plans with both Providence and Kaiser. These plans do include
increases to out-of-pocket maximums and deductibles for both medical plans, however,
they are much smaller and incremental in nature. These plans also include a system-wide
change to the Providence pharmacy benefit and an increase to office visit co-pays for
Kaiser. The overall increase in expense for this plan design option was 8.8% or $297,858.
The Committee unanimously voted to recommend this plan option to the Board of
Commissioners.
ATTACHMENTS
Summary of the impact to Home Forward of the health and welfare benefit renewal
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RESOLUTION 16-05-02
RESOLUTION 16-05-02 AUTHORIZES THE RENEWAL OF EMPLOYEE HEALTH AND
WELFARE BENEFIT PLANS FOR THE PLAN YEAR JULY 1, 2016 TO JUNE 30, 2017
WHEREAS, the representatives of Home Forward, AFSCME and the Building Trades
Council have formed a joint Labor Management Healthcare Plan Committee for the
purpose of evaluating, designing and recommending healthcare plans; and
WHEREAS, the provision of health and welfare benefits is a mandatory subject of
bargaining under the Public Employer Collective Bargaining Act; and
WHEREAS, the duly authorized representatives of Home Forward have met in negotiation
meetings with representatives of AFSCME and the Building Trades Council; and
WHEREAS, the Committee has voted to recommend to the Executive Director and the
Board of Commissioners that the healthcare plans be renewed;
NOW, THEREFORE, BE IT RESOLVED, by the Board of Commissioners of Home Forward
to approve the recommendation of the Labor Management Healthcare Plan Committee to
adopt the health and welfare benefit plans as described in Attachment A.
ADOPTED: MAY 17, 2016
Attest:

Home Forward:

______________________________
Michael Buonocore, Secretary

______________________________
James M. Smith, Chair
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Home Forward - Renewal 7/1/2016
Estimated Annual Employer Impact/Cost Projection
Employee Contributions at Current & Proposed Levels
All Bargaining Groups
PHP: increase OOP max to $2300 & ded to $300; Kaiser Medical: increase OOP max to $1500, ded to $300, & and OV copay to $15; Kaiser Dental: add $25 deductible
Estimated Renewal Costs - Current Rates v. Proposed Rates
Current Rates and Fees
Rates & Fees
Dollar Change
Percent of Change
Benefit Plan
Total Annual Cost

EE Count

Annual Cost/EE

Total Annual Cost

Annual Cost/EE

Total Annual Cost

Annual Cost/EE

Providence Health Plans - EPO Plan

$1,612,886

115

$14,025

$1,867,224

$16,237

$254,339

$2,212

Total Annual
Cost
15.8%

Kaiser - HMO Plan

$1,809,310

152

$11,903

$1,838,835

$12,098

$29,526

$194

1.6%

1.6%

Medical/Rx/Vision Plan(s) Subtotal

$3,422,196

267

$12,817

$3,706,060

$13,880

$283,864

$1,063

8.3%

8.3%

MetLife Dental

$110,483

77

$1,435

$113,357

$1,472

$2,874

$37

2.6%

2.6%

Kaiser DMO Dental

$339,453

190

$1,787

$347,954

$1,831

$8,501

$45

2.5%

2.5%

Dental Plan(s) Subtotal

Annual Cost/EE
15.8%

$449,936

267

$1,685

$461,312

$1,728

$11,376

$43

2.5%

2.5%

$3,872,132

267

$14,502

$4,167,372

$15,608

$295,240

$1,106

7.6%

7.6%

Estimated AFSCME EE Contributions

$338,801

147

$2,305

$310,305

$2,111

($28,496)

($194)

-8.4%

-8.4%

Estimated Trades EE Contributions

$101,789

59

$1,725

$110,629

$1,875

$8,840

$150

8.7%

8.7%

Estimated Non-Represented EE Contributions

$170,972

61

$2,803

$187,277

$3,070

$16,306

$267

9.5%

9.5%

Estimated Employee Contributions

$611,562

267

$2,290

$608,212

$2,278

($3,350)

($13)

-0.5%

-0.5%

$3,260,570

267

$12,212

$3,559,160

$13,330

$298,590

$1,118

9.2%

9.2%

Hartford Life/AD&D

$36,006

276

$130

$36,006

$130

$0

$0

0.0%

0.0%

Hartford STD

$58,418

268

$218

$58,418

$218

$0

$0

0.0%

0.0%

Hartford LTD

$23,337

256

$91

$23,337

$91

$0

$0

0.0%

0.0%

Life, AD&D & Disability Plans Subtotal

$117,761

276

$427

$117,761

$427

$0

$0

0.0%

0.0%

$3,378,331

267

$12,653

$3,676,921

$13,771

$298,590

$1,118

8.8%

8.8%

Allegiance 125 Plan Admin Services

$8,252

117

$71

$7,520

$64

($732)

($6)

-8.9%

-8.9%

Allegiance 132 (CERA) Plan Admin Services

$1,200

96

$13

$1,200

$13

$0

$0

0.0%

0.0%

Cigna Business Travel Accident

$2,263

264

$9

$2,263

$9

$0

$0

0.0%

0.0%

Ancillary Plans' Subtotal

$11,715

269

$44

$10,983

$41

($732)

($3)

-6.2%

-6.2%

$3,390,046

267

$12,697

$3,687,904

$13,812

$297,858

$1,116

8.8%

8.8%

Subtotal: Combined Health Plans

Subtotal: Net Employer Health Plan Cost

Subtotal: Net Health, Life/Disability Plan

NET GRAND TOTAL: ALL PLANS
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MEMORANDUM

To:

From:

Board of Commissioners

Date:

Mike Andrews, Director,
Development and Community
Revitalization
503.802.8507

Subject:

May 17, 2016
Authorize the 4% Low Income
Housing Tax Credits
Application for Gladstone
Square and Multnomah Manor
Resolution 16-05-03

Theresa Auld, Development
Finance Manager
503.802.8319

The Board of Commissioners is requested to approve a resolution authorizing the
Executive Director to submit an application for 4% Low Income Housing Tax Credits
(LIHTC) to Oregon Housing and Community Services (OHCS).
This action supports Strategic Plan Goal, One Portfolio: Our real estate is stable for
generations to come and meets the needs of the people and neighborhoods it serves.
ISSUE
Home Forward is working with LMC Incorporated (General Contractor) and MWA
Architects on programming and design for renovation of Gladstone Square and
Multnomah Manor. Gladstone Square’s building envelope and roofs are failing, exposing
the wood structure to water and posing significant long term risk to the building.
Multnomah Manor has aging sewer lines causing frequent sewage back-up; aging exterior
decks and guardrails; and poor air quality, which must be improved to ensure tenant
safety. These two properties, which provide 102 affordable housing units and wrap-around
services, are in urgent need of repair.
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The repairs will be supported through Low Income Housing Tax Credits, tax-exempt bond
financing, Portland Housing Bureau Community Development Block Grant financing and
Home Forward (seller) financing. Both apartment communities will be owned by a to-becreated Limited Partnership, including Home Forward as General Partner and a to-beselected equity investor limited partner. This structure will aggregate these smaller
projects to optimize the size of tax credit and loan investments and encourage competitive
pricing. This structure has been previously used with 85 Stories Groups 1 and 2.
Below are milestone events and Board-approved actions relative to the renovation of
Gladstone Square and Multnomah Manor:






Design/Build Contract amendment approved April 2016 to support the architectural
scope through construction.
Portland Housing Bureau awarded $1 million in CDBG funds from recent NOFA.
February 2015, the Board approved Home Forward providing a diminishing grant to
increase project revenues as would be supported with 24 Project Based Vouchers.
Release of Funds notice received July 30, 2014 on NEPA Environmental
Assessment for Gladstone Square.
The Limited Partner left Gladstone Square Limited Partnership.

The next step will be to submit an application for 4% LIHTC, which are noncompetitive,
and can be applied for at any time. We anticipate submitting the 4% LIHTC application in
early August. The 4% LIHTC is critical for leveraging sufficient capital for this development.
The risks associated with pursuing this award include that our ability to leverage outside
capital is dependent on the state of financial markets and assumes Home Forward will be
able to attract lenders and investors to the project. This risk is mitigated by Home
Forward’s strong history of attracting outside capital and our experience successfully
operating LIHTC housing. Home Forward possesses the internal capacity to write a 4%
LIHTC application and to manage our role in this development process.
The preliminary budget for development of Gladstone Square and Multnomah Manor is
approximately $20 million and will be generated from a variety of sources, primarily LIHTC
equity, conventional and Portland Housing Bureau debt, waivers of systems development
charges and Home Forward investment. Home Forward will earn a developer fee of
approximately $1.15 million of which $300,000 will be deferred and paid from operations.
This development and request has been discussed with the Real Estate and Development
Committee of Home Forward’s Board of Commissioners.
2
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RESOLUTION 16-05-03
RESOLUTION 16-05-03 AUTHORIZES THE EXECUTIVE DIRECTOR TO EXECUTE AND
DELIVER SUCH DOCUMENTS AS MAY BE REQUIRED TO SUBMIT AN APPLICATION TO
OREGON HOUSING AND COMMUNITY SERVICES DEPARTMENT (“OHCS”) SEEKING LOW
INCOME HOUSING TAX CREDITS FOR THE RENOVATION OF 102 APARTMENTS
ATGLADSTONE SQUARE AND MULTNOMAH MANOR
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 developing a housing project; and
WHEREAS, Home Forward seeks to encourage the provision of long term housing for lowincome persons residing in the City of Portland (“City”); and
WHEREAS, Gladstone Square is a multifamily residential rental facility located at 12020 SE
Gladstone Street in Portland Oregon consisting of 48 dwelling units and Multnomah Manor is
a multifamily residential rental facility located at 9110 NE Hassalo Street in Portland Oregon
consisting of 54 dwelling units together totaling 102 units (the “Project”); and
WHEREAS, Home Forward stands ready to proceed by having the capacity, experience and
ability to complete the successful renovation of Gladstone Square and Multnomah Manor;
and
WHEREAS, Section 456.135 of the Oregon Revised Statutes provides that an authority may
delegate to one or more of its agents or employees such powers or duties as it deems
proper;
NOW, THEREFORE, BE IT RESOLVED, that the Board of Commissioners of Home Forward
authorizes and directs the Executive Director to execute and deliver such documents as
may be required to submit an application to the State of Oregon Housing and Community
Services seeking Low Income Housing Tax Credits for the renovation of 102 apartments at
3
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Gladstone Square and Multnomah Manor to be acquired by a to-be-created Limited
Partnership.
ADOPTED: MAY 17, 2016
Attest:

Home Forward:

Michael Buonocore, Secretary

James M. Smith, Chair

4
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Congregate Housing
Services Program
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MEMORANDUM

To:

From:

Board of Commissioners
Kendra Castaldo, Resident
Services Program Manager
503.280.3747

Date:

Subject:

May 17, 2016
Congregate Housing Services
Program

Adrianna Rickard, CHSP Program
Coordinator
503.802.4011

This memorandum is intended to provide the board with an update of the Congregate
Housing Services Program (CHSP). This briefing is informational only and no action is
required.
PROGRAM DESCRIPTION
CHSP began in 1981, and receives funding from the US Department of Housing and
Urban Development, as well as a partnership with the Oregon Department of Human
Services.
The goal of CHSP is to assist seniors and individuals with disabilities to live and remain
independently housed in their own apartments. As the grantee, Home Forward
administers HUD resources and contracts with Impact Northwest to operate the program
at five of Home Forward’s apartment communities: Dahlke Manor, Grace Peck Terrace,
Holgate House, Rosenbaum Plaza and Unthank Plaza.
The program provides assistance in the form of supportive services with the purpose of
promoting independence, preventing unnecessary institutionalization and encouraging
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community based options to aid in the overall goal of deinstitutionalization. During the
past program year, CHSP served 144 unduplicated participants and worked with an
average of 113 seniors and individuals with disabilities every month.
Over the past two years, CHSP has experienced growth and several successes, in large
part due to the creation of a CHSP Program Coordinator position employed at Home
Forward. This position has allowed for program development, stronger partnerships and a
more defined focus on service provision and quality control. Moreover, refined operational
practices with Aging, Disability and Veterans Services have resulted in an enhanced
referral process and heightened communication that has increased referrals and expedited
enrollment and service provision.
We are excited about the future of CHSP and the potential to expand upon our health and
supportive services based on the lessons we have learned. This may include
implementing specific aspects of CHSP and developing new partnerships at other
properties where residents may have fewer needs than current CHSP program
participants but could still benefit from increased health and supportive services. We look
forward to updating the board in the future regarding our plans and accomplishments.
ATTACHMENTS
CHSP PowerPoint

2
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The Congregate
Housing Services
Program (CHSP)
Presented by Kendra Castaldo and Adrianna
Rickard
May 17, 2016
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Current Programming
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History of CHSP
Started in1981
1st Site
Additional sites
Transition to Out-of-house
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Funding
Funding Model
10%
40%

50%
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HUD Funding
Match
Participant Fees
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Locations
CHSP Services are offered at the following Home
Forward properties:






Dahlke Manor
Holgate House
Grace Peck Terrace
Rosenbaum Plaza
Unthank Plaza
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CHSP Service
Package
Home Forward contracts with Impact NW to
ensure the following service package is
provided to program participants:





Meals & Nutrition Program
HomeCare
Bathing Assistance
Case Management
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Other Service and
Supports
 Other Services Provided by CHSP
 Resident Community Services Coordinators
(RCSCs)
 On-Site Activities
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Demographics
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Sex of Participants
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Age of Participants

Home Forward Board of Commissioners
May 2016

74

Program Development
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Recent Program
Development
 Program Compliance
 Partnership Dynamics
 Program Retention &
Capacity
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Future of CHSP
 Rental Assistance
Demonstration (RAD)
 Contract & RFP
 Possible Expansion/
Adaptation
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STAFF REPORTS
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Procurement & Contracts Department
MONTHLY CONTRACT REPORT
Contracts Approved 3/1/16 - 4/30/16

CONSTRUCTION & MAINTENANCE SERVICES

Contract #

Amend
#

Contract
Amount

Description

Dept.

Execution
Date

Expiration Date

C1674

0

Robert Lloyd Sheet
$
Metal Inc

3,438.33

Holgate House - Mechanical Equipment
Upgrades; Direct Appointment

DCR

3/9/2016

5/31/2016

C1678

0

Cline Construction
$
LLC

1,250.00

Replace Entry Door at Powellhurst Woods
Apartments

DCR

3/31/2016

6/30/2016

C1675

0

Oregon Demolition $

26,850.00

Demolition of structure at SE 70th Ave to
prepare the site for sale. IRFB 01/16/302

DCR

4/13/2016

9/30/2016

$

31,538.33

Contractor

Subtotal

3

PERSONAL SERVICES

Contract #

Amend
#

Contractor

Contract
Amount

Description

Dept.

Execution
Date

Expiration Date

C1671

0

Rayborn's
Plumbing

$

1,050.00

Drain Line Location at Harold Lee Village;
Direct Appointment

DCR

3/2/2016

5/31/2016

C1679

0

KPFF Consulting
Engineers

$

1,000.00

Clean River Rewards Credits Services for
Northwest Tower, Gallagher, Hollywood
East and Sellwood

DCR

3/14/2016

4/29/2016

C1673

0

Calcagno Media

$

6,000.00

Home Forward’s 75th Anniversary Video
Production; Direct Appointment

Executive

3/15/2016

9/30/2016

C1689

0

Bijan Designs

$

2,880.00

Drafting Design Services - Floresta
Apartments; Direct Appointment

DCR

3/21/2016

4/30/2016

C1687

0

Carlotta Sanchez

$

5,000.00

Job retention workshops for GOALS
program participants; Direct Appointment

Community
Services

3/24/2016

2/28/2017

C1690

0

Self Enhancement $

Project consultation to design & implement
Community
5,000.00 training programs for GOALS coordinators;
Services
Direct Appointment

3/24/2016

2/28/2017

C1669

0

RDH Building
Sciences, Inc.

$

12,000.00

3/28/2016

12/31/2016

C1695

0

Andrew Pogue
Photography

$

5,000.00

4/6/2016

9/30/2016

C1692

0

Amanda Morris

$

28,080.00

4/11/2016

3/31/2017
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Window Replacement Consulting Services
at Hamilton West, Direct Appointment

DCR

Photograph Gallagher, Sellwood, NW Tower
Executive
and Hollywood East

Resident services, foot care clinics at 14
locations housing seniors. Direct
Appointment

Community
Services

79

C1676

0

Innovative
Changes

$

260,000.00

Security Deposit Loan Program for HCV
households. Sole Source

Rent
Assistance

4/12/2016

6/30/2017

C1696

0

R&W Engineering

$

2,175.00

Fountain Place Heater Replacement
Engineering Services. Direct Appointment

DCR

4/15/2016

9/30/2016

C1700

0

Universal
Lawncare
Maintenance

$

7,400.00

Lawncare services at Fir Acres, Eastwood
Court, Alderwood & Madrona Place
Apartments. Direct Appointment

Prop Mgmt

4/19/2016

6/30/2016

C1701

0

R&W
Engineering

$

24,400.00

Harold Lee Village Alterations project MEP
engineering services. Informal

DCR

4/26/2016

12/31/2016

C1697

0

Carolina Selva

$

5,000.00

Train-the-Trainer Sessions. Direct
Appointment

Executive

4/28/2016

4/25/2017

$

364,985.00

Subtotal

14

AMENDMENTS TO EXISTING CONTRACTS

Contract #

Amend
#

Contractor

C1452

2

Amanda Morris

C1539

1

Precision Images

C1645

2

Columbia Cascade
$
Construction

C1645

3

C0678

7

C1637

1

Trash for Peace

C1139

2

Jason Heglund

C1382

2

Neighborhood
House

$

C1156

4

Impact Northwest

$

840,000.00

$

896,710.48

Subtotal

Contract
Amount

Description

Dept.

Execution
Date

Expiration Date

Additional funding to cover remaining foot
care needs for February and March at NW
Tower, Hollywood East, Gallagher Plaza,
Medallion Apts, Williams Plaza, Ruth

Prop Mgmt

3/9/2016

3/31/2016

As needed printing services; Piggyback IGA
Contract #127888 with Port of Portland

DCR

3/15/2016

3/1/2019

7,784.00

Waste Pipe Replacement at Madrona Place
Apartments, RFB 09/15-300

DCR

3/15/2016

3/21/2016

Columbia Cascade
$
Construction

564.00

Waste Pipe Replacement at Madrona Place
Apartments, RFB 09/15-300

DCR

3/18/2016

3/22/2016

Lift Urban Portland $

2,500.00

Expansion of supportive services provided
at Williams Plaza & Medallion Apts.

Community
Services

3/28/2016

3/29/2017

10,000.00

Environmental education activities at The
Plaza Townhomes, Add Dekum Court
Apartments & Rockwood Station. Include
billing rate.

Community
Services

4/11/2016

3/31/2017

On Call Graphic Design, Annual renewal

Executive

4/14/2016

4/8/2017

Stephens Creek Crossing Youth Outreach
Community
31,862.48 Specialist, Amendment to add another year
Services
of service

4/24/2016

2/16/2017

Provide daily services that help frail
individuals live independent services at
Community
Dahlke Manor, Holgate House and Unthank Services
Plaza; Resolution 12-05-06, RFP 03/12-153

4/27/2016

1/30/2017

$

$

$

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

Contract #

Amend
#

Contractor

Contract
Amount

C1667

0

Portland State
University Center
for Urban Studies

H1454

1

O'Neill/Walsh
Community
Builders

H1680

0

Multivista

$

17,831.00

C1688

0

DHS Oregon
Department of
Human Services
Oregon Health

$

200,000.00

H1691

0

Advanced Security
$
Inc

3,000.00

$

25,000.00

Description

Dept.

Execution
Date

Expiration Date

Management and Evaluation Framework
Report for Community Services; Direct
Appointment

Community
Services

3/29/2016

3/31/2018

HFDE

3/1/2016

4/26/2017

St. Francis Park photographic
documentation; Direct Appointment

DCR

3/10/2016

6/31/2017

Agreement with DHS to reimburse expenses
for property management, maintenance &
repair for Community Integration Project
(CIP) homes; IGA

FAAM

3/11/2016

12/31/2020

Security services at St. Francis Park; Direct
Appointment

DCR

3/22/2016

9/22/2016

HFDE Contract for the St Francis New
$ 14,291,211.00 Construction Development Project. Change
Order No.1

Subtotal

$ 14,537,042.00

5

Total

$ 15,830,275.81

31
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HOUSEHOLDS SERVED
REPORT
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Total Households Served: Rent Assistance and Occupied Housing Units April 2016
Households Receiving Rent Assistance
Only
7,750
51%

Households Occupying Affordable
Unit/Receiving Shelter Plus Care
90
1%

Households Receiving Short Term Rent
Assistance Only
883
6%

Public Housing Units Occupied *
2,080
14%

Households Receiving Rent Assistance
and Occupying Affordable Housing Units
1,612
11%

Special Needs Shelter Beds (Master
Leased)
236
1%

Affordable Housing Units Occupied Unassisted
1,816
Special Needs Units (Master Leased) **
12%
269
2%

Affordable Housing Units Occupied HUD Multi-Family Project Based
Subsidized ^
343
2%

Total Households Served 15,079

^ Consists of Grace Peck Terrace, Multnomah Manor, Plaza Townhomes, Rosenbaum Plaza, Unthank Plaza
* Includes Local Blended Subsidy
^^ Total Short Term Rent Assistance less the Households Occupying Affordable Units/Receiving Shelter Plus Care
** Special Needs are physical units as occupancy levels that are not reported to Home Forward by service providers master leasing these properties.
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Households Served
Households Served Through Housing Supports April 2016
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

9,362
01 - Tenant Based Vouchers
5,967
02 - Project Based Vouchers
1,294
648
03 - SRO/MODs
490
94
04 - VASH Vouchers 480
06 - Portability
389

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

05 - Shelter Plus Care 477
438
17
7
3
17
11
14

Moving to Work
Programs
7,909
5,967
1,294
648

1,453

490
94
480
389
973

Total Rent Assistance

Non-MTW Programs

58

915
477
438

17
7
3
17
14
10,335

7,967

2,368

2,080

-

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

2,080
###
1,296
13
172
14 - Public Housing in Affordable
Owned
64
15 - Public Housing in Tax
548Credit Affordable

1,296
172
64
548

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

533
90
267
648
343
128
6
30
1,816

533
90
267
648
343
128
6
30
1,816
505

505

269
236

269
236
6,446

2,080

4,366

16,781
(1,612)
(90)
15,079

10,047

6,734
(1,612)
(90)
5,032

10,047

Notes:
^

**

Consists of Grace Peck Terrace, Multnomah Manor, Plaza Townhomes, Rosenbaum Plaza, Unthank Plaza
Special Needs are physical units as occupancy levels that are not reported to Home Forward by service providers master leasing these properties.
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Home Forward - Dashboard Report For April of 2016
Property Performance Measures
1

40

40

0

1

0

15

15

10

0

0

40

Occupancy
Number of
Properties
34
Public Housing
2
Public Housing Mixed Financed Owned *
10
Public Housing Mixed Finance Tax Credit *
46
Total Public Housing
5
Affordable Owned with PBA subsidy
19
Affordable Owned without PBA subsidy
Total Affordable Owned Housing 24
20
Tax Credit Partnerships
44
Total Affordable Housing
-12
Eliminate Duplicated PH Properties/Units
Combined Total PH and AH
78
29
Special Needs (Master Leased)
2
Special Needs (Shelter Beds)
109
Total with Special Needs

Physical
Units
1,355
65
681
2,101
349
1889
2,238
2,406
4,644
-746
5,999
269
236
6,504

Rentable
Units
1,343
65
681
2,089
349
1,889
2,238
2,406
4,644
-746
5,987
269
236
6492

Vacant
Units
16
1
4
21
6
19
25
17
42
-5
58

Occupancy
Percentage
98.8%
100.0%
99.4%
99.0%
98.3%
99.0%
98.9%
99.3%
99.1%
99.0%

Studio/SRO
77
0
385
462
72
709
781
888
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
526
572
434
1,006
-130
1,348

Unit Mix
3 Bdrm
259
10
61
330
40
164
204
271
475
-71
734

4 Bdrm
10
0
45
55
0
30
30
134
164
-45
174

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

Total
1,355
65
681
2,101
349
1,889
2,238
2,406
4,644
-746
5,999

* property/unit counts also included in Affordable Housing Count

Financial

Per Unit Per Month

Fiscal YTD ending 12/31/2015

Nine months ending 12/31/2015

Property
Revenue
Public Housing
Affordable Owned
Tax Credit Partnerships

Subsidy
Revenue

$146.58
$639.51
$478.58

$282.40
$180.40
$65.48

Total
Revenue

Operating Expense
w/o HMF

HAP
Management
Fees (HMF)

NOI

$428.97
$819.90
$544.06

$326.58
$405.01
$338.44

$46.69
$8.37
$9.52

$55.71
$406.52
$196.11

Average Unit

Adults no
12.5%
29.8%
11.0%
1.4%
0.3%
61.1%

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

21
24
19

984
2,238
2,358

13
0
1

03/31/16
# of
# of
Properties
Properties not
meeting Debt
meeting DCR
Coverage

# of
Properties
DCR Not
Applicable

371
48

15
11

4
3

5
6

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

Households
% of
Average

509
824
375
69
13
2,042

24.9%
40.4%
18.4%
3.4%
0.6%
100.0%

2.2
1.9
2.3
2.7
3.8
2.1

1.8
1.5
1.8
2.1
2.7
1.7

5,544
3,847
2,214
1,542
353
136
13,636

40.7%
28.2%
16.2%
11.3%
2.6%
1.0%
100.0%

1.9
2.1
2.3
2.6
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
12.4%
10.6%
7.3%
2.0%
0.3%
38.9%

0.6%
10.0%
5.2%
0.2%
0.1%
19.3%

6.8%
20.1%
5.9%
0.3%
0.1%
36.4%

1.9%
3.0%
2.3%
1.2%
0.2%
0.1%
8.8%

14.6%
13.3%
5.5%
2.7%
0.5%
0.3%
36.8%

Black African
American
8.0%
11.3%
4.1%
1.4%
0.3%
29.1%

White
10.5%
21.0%
10.3%
0.9%
0.1%
48.0%

Race % (head of household)
Native
Hawaiian/
Asian
American
Pacific Islnd
1.1%
0.4%
0.4%
1.8%
1.5%
0.5%
0.8%
0.9%
0.4%
0.0%
0.2%
0.0%
0.0%
0.0%
0.0%
4.0%
3.4%
1.6%

Hispanic/ Latino
4.6%
4.3%
1.9%
0.8%
0.2%
13.9%

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

13.2%
19.0%
1.9%
9.0%
13.4%
1.3%
5.0%
7.5%
0.7%
3.4%
5.0%
0.4%
0.8%
1.1%
0.1%
0.4%
0.3%
0.1%
31.7%
46.3%
4.4%
* Race and enthnicity are not required fields on the

1.0%
0.6%
1.1%
0.4%
0.8%
0.3%
0.6%
0.2%
0.2%
0.1%
0.1%
0.0%
3.6%
1.5%
Waitlist Application in Yardi

3.7%
2.3%
1.7%
1.4%
0.3%
0.1%
9.5%

1.4%
0.7%
0.4%
0.3%
0.1%
0.0%
3.0%

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)

186
22
16
11
1
1,896
1,155
7.7
19
9
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Home Forward - Dashboard Report For April of 2016
Rent Assistance Performance Measures
Utilization and Activity
Current Month Activity

Current Month Status

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

Vouchers

Vouchers

Utilization

Average
Voucher

7,056
1,987
512
9,555

6,541
1,942
490
8,973

93%
98%
96%
94%

$624
$649
$443
$619

HUD Subsidy
Over(Under)

Remaining
Waiting List

Waiting List
Names

-$86,240
$87,427

522

26

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

New Vouchers

Vouchers

Voucher
Inspections

Utilization

Average
Voucher

35
23
8
66

33
18
6
57

459
106
113
678

93%
98%
96%
94%

$623
$636
$451
$617

Disabled Not
Elderly
4.4%
17.2%
8.5%
3.8%
0.2%
0.0%
34.0%

Black

White

Native

Asian

Hawaiian/

Hispanic

7.5%
13.1%
7.2%
6.5%
1.0%
0.0%
35.4%

7.9%
20.8%
13.5%
7.2%
0.8%
0.1%
50.3%

0.7%
1.1%
0.5%
0.3%
0.1%
0.0%
2.6%

0.4%
3.0%
1.4%
0.6%
0.0%
0.0%
5.4%

0.1%
0.2%
0.1%
0.1%
0.0%
0.0%
0.5%

1.3%
2.2%
1.2%
1.0%
0.1%
0.0%
5.8%

Black

White

Native

Asian

Hawaiian/

Hispanic

4.7%
7.9%
3.4%
1.5%
0.2%
0.0%
17.7%

17.9%
26.3%
16.8%
6.1%
0.3%
0.1%
67.4%

1.1%
1.2%
0.6%
0.3%
0.0%
0.0%
3.2%

0.3%
1.1%
0.7%
0.2%
0.0%
0.0%
2.3%

0.5%
0.1%
0.3%
0.1%
0.0%
0.0%
0.9%

2.8%
3.2%
1.4%
1.1%
0.1%
0.0%
8.6%

20.5%
11.9%
7.2%
4.6%
1.0%
1.0%
46.1%

1.3%
1.1%
0.2%
0.2%
0.0%
0.0%
2.8%

2.0%
0.9%
0.6%
0.4%
0.0%
0.2%
4.0%

0.4%
0.2%
0.0%
0.6%
0.0%
0.0%
1.1%

2.3%
2.2%
1.3%
0.9%
0.3%
0.2%
7.2%

$1,188

-$26,912
$174,392
$21,780
$169,259

223
108
37
368

Vouchers
171
91
40
302

Demographics
Race % (head of household)

% Family Type (head of household)

Households
Average
Family Size
2.1
2.0
2.3
2.9
3.4
3.0
2.2

Average Unit Size
1.9
1.9
2.0
2.4
2.8
2.7
2.0

Adults no
Children
9.2%
28.3%
14.5%
6.2%
0.6%
0.1%
58.9%

Average Unit Size
1.3
1.4
1.4
1.8
2.1
2.0
1.4

Adults no
Children
20.9%
33.2%
19.0%
5.2%
0.4%
0.0%
78.6%

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

# of Households
1,152
2,593
1,539
1,010
126
9
6,429

% of Households
17.9%
40.3%
23.9%
15.7%
2.0%
0.1%
100.0%

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

# of Households
533
779
456
180
14
1
1,963

% of Households
27.2%
39.7%
23.2%
9.2%
0.7%
0.1%
100.0%

Average
Family Size
1.5
1.7
1.8
2.5
2.9
3.0
1.7

244
134
70
53
13
8
522

46.7%
25.7%
13.4%
10.2%
2.5%
1.5%
100.0%

1.8
2.5
2.6
2.7
3.0
2.4
2.2

Households

Family with
Children
8.7%
12.0%
9.5%
9.5%
1.4%
0.0%
41.1%

Elderly
0.6%
12.1%
7.8%
3.1%
0.2%
0.0%
24.0%

% Family Type (head of household)
Family with
Disabled Not
Children
Elderly
Elderly
6.3%
1.6%
9.8%
6.5%
13.3%
18.7%
4.2%
10.1%
8.2%
4.0%
2.9%
2.2%
0.4%
0.1%
0.1%
0.1%
0.0%
0.0%
21.4%
28.0%
39.1%

Race % (head of household)

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

1.0%
1.7%
2.5%
1.0%
0.2%
0.2%
6.5%

7.7%
8.0%
2.9%
1.3%
0.2%
0.4%
20.5%

19.5%
8.7%
3.5%
3.5%
1.2%
0.2%
36.7%

Terminations
or Exits

Escrow $
Forfeited

Avg Annual
Earned Income
Increase Over
Last Year

Not Reported
0.8%
0.8%
0.6%
0.0%
0.0%
0.0%
2.1%

Short Term Rent Assistance
# of Households
Participating
Shelter Plus Care
Short Term Rent Assistance

$ Amount of
Average Cost
Assistance Provided per Household

477
496

$330,528
$304,826

693
615

Resident Services
Resident Programs
Housing Program
Served
Congregate Housing Services
Public Housing
* as of previous month

Households
Served/
Participants
113
Increased Housing
Stability
# Interventions
regarding lease
violations

Resident Services
Coordination

Public Housing

112

# of Participants
Nine months ending 12/31/2015
GOALS Program
Public Housing
Section 8

168
249

Home Forward Board of Commissioners
May 2016

Monthly
Funding
Amount

Average Funds per
Participant

$78,943

$699

Increased Self- Increased Sense of
Reliance
Community
# of
appointments
# of events
assisting

511

Escrow $
Held
$243,067
$555,303

# event
attendees

288

3996

New
Enrollees

# of
Graduates

3
3

0
0

Escrow $
Disbursed
$257
$62,215

2

1
3

$0
$0

$1,379
$1,272
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Agency Financial Summary

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

7702623.21
$8,127,429
$1,406,335
$1,550,904
$1,215,930
$228,241
$12,528,839

Fiscal Year to
Date
42758404.82
$65,906,317
$9,908,929
$12,626,604
$6,289,241
$4,886,505
$99,617,596

Housing Assistance Payments
Operating Expense
Depreciation
Total Expense
Operating Income

$5,660,772
$3,706,642
$701,627
$10,069,041
$2,459,798

$55,082,926
$31,285,590
$6,495,606
$92,864,122
$6,753,474

Six months ending 12/31/15

Month

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

$1,463,438
$362,087
-$977,811
$3,785,265
$2,945,425
$2,606,121
$219,937,858 $444,018,368
$3,749,158 $17,906,857

Prior YTD

Increase
(Decrease)

39159856.85
$65,757,254
$9,605,992
$11,605,755
$75,354
$6,087,366
$93,131,720

($149,063)
($302,938)
($1,020,849)
($6,213,887)
$1,200,861
($6,485,876)

$53,288,059
$31,002,934
$6,477,700
$90,768,693
$2,363,026

($1,794,867)
($282,655)
($17,906)
($2,095,429)
($4,390,447)

-$3,579,302 ($3,941,389)
$2,033,598 ($1,751,667)
$3,908,730 $1,302,609
$360,733,952 ($83,284,416)
$19,342,765 ($1,435,909)

Development/Community Revitalization
New Development / Revitalization
St. Francis Park

Units
106

Capital Improvement
Highrise Rehab - Group 1
343
Gallagher
85
Northwest Tower
258
396
Highrise Rehab - Group 2
110
Sellwood
Hollywood East
286
Madrona Drain Line Replacement
N/A
N/A
Eliot Square Brick Repair
N/A
Maple Mallory Brick Repair
Harold Lee Comprehensive Rehab N/A
Floresta Roof Replacement
N/A
Fairview Oaks Comprehensive Rehab N/A
Unthank Roof Replacement
N/A
Hamilton West Window ReplacementN/A

Construction
Start
Mar-16

Construction
End
May-17

Current
Phase
Construction

Apr-15

Mar-16

Construction

$57,643,336

$168,056

Apr-15

Mar-16

Construction

$66,078,085

$166,864

Jan-16
Dec-15
Dec-15
May-16
Jun-16
Aug-15
Aug-15
Jul-16

Jun-16
Apr-16
Apr-16
Sep-16
Aug-16
Jul-16
Dec-15
Oct-16

Construction
Construction
Construction
Pre-Construction
Pre-Construction
Construction
Construction
Pre-Construction

$250,000
$200,000
$150,000
$500,000
$250,000
$5,100,000
$275,000
$502,075

Home Forward Board of Commissioners
May 2016

Total
Cost
$23,250,483

Cost Per
Unit
$219,344

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

3
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