Nick Basua is a Home Forward Housing Inspector. “We've all got one goal, helping our
community. I want to give our people the most efficient inspection possible and let them get
on with their day, I know they’re very busy.”
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MEMORANDUM

To:

From:

Community Partners

Date:

Michael Buonocore, Executive
Director

Subject:

October 12, 2016
Home Forward Board of
Commissioners October Meeting

The Board of Commissioners of Home Forward will meet on Tuesday, October 18, 2016
at the Multnomah County Building, 501 SE Hawthorne Blvd., in the Board of
Commissioners Room, 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, October 14, 2016.
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AGENDA
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BOARD OF COMMISSIONERS MEETING
MULTNOMAH COUNTY BUILDING
COMMISSIONERS BOARD ROOM
501 SE HAWTHORNE BLVD.
PORTLAND, OREGON
October 18, 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

Rent Reporting for Credit Building at Stephens
Creek Crossing Video

Chrissy McCausland, Sarah Chenven,
David Moreland

MEETING MINUTES
Topic
Minutes of September 20, 2016 Board of Commissioners Meeting

REPORTS / RESOLUTIONS
Following Reports and Resolutions:
16-10
REPORT

Topic
Introduce New Resident Advisory
Committee Members
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Presenter/POC
Pamela Kambur
Jennifer Anderson

Phone #
503.802.8508
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01

Authorize Project-Based Vouchers
for Rose Community Development
Corporation for the Jade Project

Dena Ford-Avery
Nick Sauvie
Anita Punja

503.802.8568

REPORT

85 Stories-Towers Group 1 and
Group 2 Post-Project Evaluation
Report

Mike Andrews
Berit Stevenson

503.802.8507
503.802.8541

02

Authorize Revenue Bond Issuance
for Gladstone Square and
Multnomah Manor Apartments

Mike Andrews
Theresa Auld

503.802.8507
503.802.8319

03

Authorize Square Manor Limited
Partnership and Redevelopment of
the Gladstone Square and
Multnomah Manor Apartments

Mike Andrews
Theresa Auld

503.802.8507
503.802.8319

04

Authorize Construction Services
Amendment to the Guaranteed
Maximum Price for Repair and
Renovation Work at Gladstone
Square and Multnomah Manor
Apartments

Mike Andrews
Lewis Lyles

503.802.8507
503.802.8484

05

Authorize Execution of HUD’s
Rental Assistance Demonstration
Program for Group 1

Mike Andrews
Ben Loftis

503.802.8507
503.802.8510

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 November Work Session will be on Wednesday, November 2, 2016 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, November15, 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
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MINUTES

Home Forward Board of Commissioners
October 2016

6

BOARD OF COMMISSIONERS MEETING
HOME FORWARD
1333 NW Eastman Parkway—Gresham, Oregon
September 20, 2016
COMMISSIONERS PRESENT
Chair Jim Smith, Vice Chair and Treasurer Miki Herman, Chair Emeritus David Widmark,
Commissioners Jennifer Anderson, Tiffiny Hager, Damien Hall, Brian Lessler, Charlene
Mashia and Wendy Serrano
STAFF PRESENT
Elise Anderson, Mike Andrews, April Berg, Peter Beyer, Michael Buonocore, Tim Collier,
Michael DePaepe, Dena Ford-Avery, Pamela Kambur, Kitty Miller, Molly Rogers, Kandy
Sage, Celia Strauss, Lisa Kay Yarborough
COUNSEL PRESENT
None
Chair Jim Smith convened the meeting at 6:15 PM.
PUBLIC COMMENT
None
MEETING MINUTES
Minutes of the August 29, 2016 Special Telephonic Board of Commissioners Meeting
Chair Jim Smith requested a motion authorizing approval of the August 29, 2016 Special
Telephonic Board of Commissioners meeting minutes. Noting a correction to the minutes
amending the number of apartment homes at the Baldwin Site as 8, and there is potential
to redevelop the site with 80-100 apartment homes.
Vice Chair and Treasurer Miki Herman moved to adopt the minutes and Commissioner
Brian Lessler seconded the motion.
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The vote was as follows:
Chair Jim Smith—Aye
Vice Chair and Treasurer Miki Herman—Aye
Chair Emeritus David Widmark—Aye
Commissioner Jennifer Anderson—Aye
Commissioner Tiffiny Hager—Aye
Commissioner Damien Hall—Aye
Commissioner Brian Lessler—Aye
Commissioner Charlene Mashia—Aye
Commissioner Wendy Serrano—Aye
MISSION MOMENT
Betty Dominguez introduced Urban Gleaners as the meeting’s mission moment. The issue
of food security among Home Forward participants received daylight through an Oregon
Fellows study. At the time of the study, Urban Gleaners reached out to Home Forward, in
the opportune moment a partnership established and the Mobile Markets program
launched.
Diana Foss, Director of Operations of Urban Gleaners, reported that Urban Gleaner’s
mission is to help alleviate hunger by collecting edible, surplus food that would otherwise
be thrown away. Urban Gleaner’s redistributes food to agencies that feed the hungry.
The concept of picking up and redistributing food is a simple weapon in the fight against
hunger. Tracy Oseran, Founder and Executive Director of Urban Gleaners received
inspiration from an NPR story covering a similar group in Cambridge, Massachusetts. A
study conducted by Partners for a Hunger Free Oregon, found that 6.6% of Oregonians
are hungry and forced to skip meals. If all 103,000 Oregonians experiencing hunger
comprised a city, it would represent the second largest city in the state of Oregon.
Urban Gleaners accepts fresh perishable foods from sources such as, grocery stores,
restaurants, events, catering companies, weddings, funerals, and Portland International
Airport. They have 45 regular donors that provide food weekly. Urban Gleaners does not
receive a lot of “food bank” foods. They focus on fresh, nutritious, perishable foods. They
receive lots of bread, fresh produce, dairy products, prepared foods and frozen meats.
They process approximately 60,000 pounds of food a month. Urban Gleaners partners
with other agencies, so their collected foods can be distributed. Partner agencies include
Rose Haven, New Avenues for Youth, Right to Dream 2, and PEAR. Urban Gleaners
2
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requires that partners do not charge for food they distribute, or require recipients of
distributed foods to present proof of income, or identification.
Urban Gleaners identified a need to make food distribution available at different times of
the day. To meet this need, they established their mobile markets program. Mobile
Markets work to bring food distribution available to neighborhoods that are deemed food
deserts and serve several Home Forward sites.
Tori Wolf, an eleven-year resident of Rockwood Station, informed the Board that she is
grateful for the Mobile Markets program. As a result, she has access to nutritious foods.
The program’s initial success resulted in long lines, the property subsequently established
a system of lottery numbers, which facilitates food distribution in an equitable way. Wolf
testified that Mobile Markets allow families to stretch their budgets. Extra income can go
to other critical purchases such as medicine. Mobile Markets also encourage community
engagement. With this encouragement, Wolf is able to pick up foods for an immobile
neighbor.
Betty Dominguez concluded the report noting that Mobile Markets, like the Teen Hunger
program at New Columbia, is just another of Home Forward’s approaches to addressing
food security.
Vice Chair Miki Herman inquired how Urban Gleaners could expand their capacity to
receive more donations. Foss reported that Urban Gleaners moved into their existing
warehouse space in October of 2014. Their infrastructure limits the number of donations
they can accept. In short, collecting perishable food is a pain, it’s why so much food goes
into landfills.
Vice Chair Herman asked if Foss could make Urban Gleaners contact information
available. Foss answered she would be glad to connect at the conclusion of the meeting.
Chair Emeritus David Widmark asked what sources of funding Urban Gleaners receives.
Diana Foss said Urban Gleaners relies on foundation funding. They participate in the
Willamette Week Give guide and are hosting their first fundraiser dinner later this month.
Their operational budget is $250,00 per year; however, their in-kind donations exceed $1
million.

3
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Chair Jim Smith noted that Urban Gleaners’ model reacts to need, the moment a
perishable good is received it must be moved or the donation is lost. This requires Urban
Gleaners to be very nimble. He thanked the presenters for their report.
CONSENT CALENDAR
RESOLUTION 16-09-01
Authorize Contract Amendment with LifeWorks NW for Services at Beech Street
Apartments
RESOLUTION 16-09-02
Authorize Cascadia Behavioral Health Care Contract for Case Management Services
at Bud Clark Commons
RESOLUTION 16-09-03
Authorize Contract with Quesivity/Datrium for Purchase of Network Area Storage for
New Market West and Hollywood East
Celia Strauss read the title of the resolutions on the Consent Calendar. Vice Chair and
Treasurer Miki Herman moved to adopt the Consent Calendar and Commissioner Wendy
Serrano seconded the motion.
The vote was as follows:
Chair Jim Smith—Aye
Vice Chair and Treasurer Miki Herman—Aye
Chair Emeritus David Widmark—Aye
Commissioner Jennifer Anderson—Aye
Commissioner Tiffiny Hager—Aye
Commissioner Damien Hall—Aye
Commissioner Brian Lessler—Aye
Commissioner Charlene Mashia—Aye
Commissioner Wendy Serrano—Aye
REPORT
Introduce New Resident Advisory Committee Members
Pamela Kambur started the report noting that two Resident Advisory Committee (RAC)
members scheduled to appear were absent due to extenuating circumstances. She
reported that RAC is currently staffed with 20 Home Forward participants and introduced
4

Home Forward Board of Commissioners
October 2016

10

Neketa Johnson and Shawndra Stokey. Kambur shared that Johnson’s proudest
accomplishment is raising three healthy, successful, children.
Neketa Johnson testified she is a sixteen-year participant of the Housing Choice Voucher
program and currently enrolled in the GOALS program with the goal of home ownership.
Johnson described that for a long time she felt out of the loop on rules and regulations that
affected her participation with Home Forward. She appreciates that the RAC speaks for
residents, and provides her the opportunity to learn about policies. Johnson is hopeful
that the RAC can make a difference in the existing housing crisis in the community.
Shawndra Stokey introduced herself as a thirteen-year participant of public housing. She
currently resides at Townhouse Terrace and is a certified community health worker.
Stokey emphasized that housing has been a godsend to her, she did not anticipate being
a single mom and because of housing has had the ability to provide stability for her family.
She joined the RAC because she wanted more information about Home Forward’s
programs. Stokey is looking forward to changing policies to benefit the residents.
Resident Commissioner Jennifer Anderson thanked Kambur for her work to staff the RAC.
REPORT
East County Caring Communities
Betty Dominguez shared that in 2014, Home Forward participated in a larger collaborative
effort to submit to HUD an application to receive Promise Zone designation to areas of
East County. Although the application was not successful, the synergy of the multijurisdictional efforts carried forward into the East County Caring Community initiative. She
introduced Rebecca Stavenjord and Lorena Campbell to report on the work of the
initiative. She also noted the participation of Joe Walsh, not present but a leader in the
initiative.
Campbell reported that the East County Caring Community engages individuals and
organizations committed to serving the needs of residents in East County. This includes
community groups, faith-based organizations, educational stakeholders, economic and
workforce development, health care partners, local law enforcement, human and social
service providers, regional government and legislative partners, and organizations working
to increase access to parks and green spaces.

5

Home Forward Board of Commissioners
October 2016

11

In 2015, the East County Caring Communities relaunched, (from a previous effort in 1991),
with support from Multnomah County, the City of Gresham, and East County school
districts. Hundreds of community partners are part of the effort to support communities
east of 82nd Avenue. East Multnomah County is home to the highest numbers of families,
youth, communities of color, and residents experiencing the effects of poverty, housing
instability, re-entry from prison, displacement and other issues requiring greater access to
services.
Rebecca Stavenjord informed that through the course of the Promise Zone application
process, over 200 partners came together to identify community needs. She observed
that although the application was not awarded, there was a silver lining, which increased
flexibility to expand geographic service areas. Goal areas of the East County Caring
Community are related to economic development, education, housing stability and
transportation. East County Caring Community meets monthly to facilitate discussions on
these goal areas. These meetings promote the intersection of systems.
In the process of convening partners for an application to the Environmental Protection
Agency (EPA), East County Caring Community collated datasets and used spatial GIS
mapping to create a real-time tool for place based approaches to service delivery. The
map uses twenty indicators of marginalization and layers them. Indicators include, poverty
rates, youth, underemployment, low educational attainment, public safety data, mass
transit lines, multifamily housing and green spaces. The GIS mapping tool gave voice to
anecdotal reports of intersecting needs.
Lorena Campbell noted that the East County Caring Community leverages partnerships,
and allows for in depth discussions and presentation of complex issues. There is a lot of
data to be had across jurisdictions and having a forum to integrate it creates opportunities
to identify mutual needs and in turn, resources to address.
Stavenjord clarified that additional benefits of the initiative include the ability to have
enhanced data for grant applications, and having a greater audience to a topic than
keeping partner agencies siloed. As a result of the efforts, to date, three federal
applications for programming have been submitted, two of which have received awards,
the third is still pending notification.

6
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Rebecca Stavenjord concluded the report noting that East County Caring Community
monthly meetings are a victory in sharing information, strengthening existing services,
leveraging resources and interjurisdictional team work.
Vice Chair Miki Herman asked how the group can further influence government.
Stavenjord answered that meetings are topic specific, they require that participants opt-in
to; however, they are also a forum to spark interest in new and unexpected ways. The
group does provide direct report to elected officials.
Betty Dominguez added that elected officials frequently attend the meeting themselves.
Chair Emeritus David Widmark shared that as an elected, he knows firsthand that East
County Caring Community jumpstart the formal pieces of government. The effort mirrors
that of other initiatives such as A Home for Everyone.
Commissioner Tiffiny Hager observed that Home Forward is an interjurisdictional partner in
this work.
There being no further comments, Chair Jim Smith thanked the presenters.
RESOLUTION 16-09-04
Authorize Fiscal Year 2016 Audit
Peter Beyer introduced Resolution 16-09-04 requesting authorization to accept and
approve the agency audit that is comprised of three documents:
Independent Auditor’s Report and Basic Financial Statements for Years Ended
March 31, 2016 and 2015, and Supplementary Information for the Year Ended
March 31, 2016
Single Audit Reports for the Year Ended March 31, 2016
Report to the Board of Commissioners for the Year Ended March 31, 2016
Peter explained that Macias Gini and O’Connell LLP (MGO) is the audit firm engaged to
audit Home Forward’s basic financial statements and compliance with federal programs.
The Independent Auditor’s Report and Basic Financial Statements present two sets of
7
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data within the columns. The first column contains blended component units and the
other is discretely presented component units. Blended component units’ account for
Home Forward’s encompassing legal entities such as Home Forward Development
Enterprises and St. Francis LLC. He noted that during Fiscal Year 2016 three main items
impacted the financial statements.


85 Stories, which entailed the completion of the sale of four buildings associated
with the 85 Stories preservation initiative. This transaction resulted in Home
Forward Development Enterprises receiving over $2 million in cash and $39 million
in notes receivable. In addition, Home Forward issued over $56 million in loan term
housing bonds that were immediately loaned to the two new partnerships.



Implementation of new Government Accounting Standards Board (GASB)
statements on pensions that required Home Forward to reflect the actuarially
determined pension liability on its books. As part of the implementation of the
GASB requirements, fiscal year 2015’s financial position restated its pension
assets. This is due to the Oregon Supreme Court’s overturning of legislative actions
taken during 2013 to try to reduce pension costs.



Tax credit conversions of two properties, St. Francis and Sequoia Square. These
tax credit partnerships were originally formed by Home Forward under Section 42
of the Internal Revenue Code. Home Forward acquired the remaining interest and
became the sole owner of the developments.

MGO issued an unmodified opinion for all three reports. This is the best or highest type of
opinion an audited financial statement can receive. MGO is also required to review internal
controls with federal requirements. In this review they identified two findings which
resulted in the recommendation for improved review of third party property management’s
management of public housing programs.
Ben Kitoko of MGO confirmed that Home Forward achieved an unmodified opinion. He
noted that next year’s audit will look to review the two areas where findings were identified.
Kitoko reviewed key financial highlights including total assets and deferred outflows of
resources increased $101.4 million from $363.0 million at March 31, 2015 to $464.4
million at March 31, 2016, primarily due to a $46.4 million increase in Notes receivable and
accrued interest receivable.
8
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Vice Chair and Treasurer Miki Herman congratulated the presenters on having a clean
report.
Chair Emeritus Davis Widmark moved to approve Resolution 16-09-04 and Commissioner
Wendy Serrano seconded the motion.
Chair Jim Smith requested a motion to appoint Commissioner Damien Hall as Treasurer
and member of the Board’s Executive Committee. Chair Smith added that Vice Chair and
acting Treasurer Miki Herman will continue in the role of Treasurer through the duration of
the audit process for Fiscal Year 2016.
Commissioner Charlene Mashia moved to adopt the motion and Commissioner Brian
Lessler seconded the motion.
The vote was as follows:
Chair Jim Smith—Aye
Vice Chair and Treasurer Miki Herman—Aye
Chair Emeritus David Widmark—Aye
Commissioner Jennifer Anderson—Aye
Commissioner Tiffiny Hager—Aye
Commissioner Damien Hall—Aye
Commissioner Brian Lessler—Aye
Commissioner Charlene Mashia—Aye
Commissioner Wendy Serrano—Aye
RESOLUTION 16-09-05
Authorize Bond Issuance for Oliver Station Apartments
Development Director Mike Andrews requested authorization of bond issuance for Oliver
Station Apartments. He reported that Oliver Station is a new construction project planned
for the Lents neighborhood in SE Portland with development by Palindrome.
Approximately 18 months ago, Palindrome received award from Portland Development
Commission and Portland Housing Bureau to develop the site. They intend to build a
mixed use mixed retail project with 144 apartment homes of affordable housing.
Palindrome is requesting Home Forward’s participation in the development to issue tax
9
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exempt mortgage bonds. These bonds are necessary for Palindrome to secure 4% tax
credits.
Home Forward has no financial liability in issuing the bonds. Home Forward will receive a
fee of approximately $100,000 to issue the bonds. Palindrome will pay all costs related to
their issuance. The request is to issue Notes not to exceed $25 million.
Commissioner Brian Lessler moved to approve Resolution 16-09-05 and Commissioner
Tiffiny Hager seconded the motion.
The vote was as follows:
Chair Jim Smith—Aye
Vice Chair and Treasurer Miki Herman—Aye
Chair Emeritus David Widmark—Aye
Commissioner Jennifer Anderson—Aye
Commissioner Tiffiny Hager—Aye
Commissioner Damien Hall—Aye
Commissioner Brian Lessler—Aye
Commissioner Charlene Mashia—Aye
Commissioner Wendy Serrano—Aye
RESOLUTION 16-09-06
Authorize Oregon Limited Partnership Agreements for Oliver Station
Mike Andrews requested the Board of Commissioners to approve a resolution authorizing
Home Forward to be a special limited partner of the Palindrome Lents Limited Partnership
and of Fox Pointe Limited Partnership. The former is formed for the financing and the later
for the land. These partnerships were formed to construct and operate a mixed-use,
mixed-income housing development in the Lents neighborhood.
Home Forward’s participation as a special limited partner enables Oliver Station a tax
exempt status and a second right of refusal. Andrews noted that the request was
reviewed by the READ committee.
Commissioner Brian Lessler moved to approve Resolution 16-09-06 and Vice Chair and
Treasurer Miki Herman seconded the motion.

10
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The vote was as follows:
Chair Jim Smith—Aye
Vice Chair and Treasurer Miki Herman—Aye
Chair Emeritus David Widmark—Aye
Commissioner Jennifer Anderson—Aye
Commissioner Tiffiny Hager—Aye
Commissioner Damien Hall—Aye
Commissioner Brian Lessler—Aye
Commissioner Charlene Mashia—Aye
Commissioner Wendy Serrano—Aye
Chair Jim Smith announced that the Home Forward Development Enterprise board would
meet following the close of this meeting.
ADJOURN
There being no further business, Chair Jim Smith adjourned the meeting at 7:54 PM.
EXECUTIVE SESSION
The Board of Commissioners of Home Forward did not meet in Executive Session
pursuant to ORS 192.660(2).
Attached to the Official Minutes of Home Forward are all Resolutions adopted at this
meeting, together with copies of memoranda and material submitted to the
Commissioners and considered by them when adopting the foregoing resolutions.
Celia M. Strauss
Recorder, on behalf of
Michael Buonocore, Secretary
ADOPTED: OCTOBER 18, 2016
Attest:

Home Forward:

_______________________________
Michael Buonocore, Secretary

_______________________________
James M. Smith, Chair
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MEMORANDUM

To:

From:

Board of Commissioners

Date:

October 18, 2016

Dena Ford Avery, Director of
Housing Choice Vouchers
503.802.8568

Subject:

Authorize Project-Based Vouchers
to Rose Community Development
Corporation for the Jade Project
Resolution 16-10-01

The Board of Commissioners is requested to authorize an award of twelve Project-Based
Vouchers (PBV) in support of the Jade project, a four-story, 48-unit mixed use transit
oriented affordable housing project to be developed by Rose CDC at 81st and Division in
southeast Portland.
This activity supports our Strategic Plan’s One System: We’ll work tirelessly to add more
affordable housing in our community, regardless of our role or ownership stake, in
alignment with other systems of care.
Granting this request will commit approximately $182,000 in rent assistance subsidy
annually or $2.7 million over the life of the contract with an option for ongoing renewal.
ISSUE
Home Forward has made the commitment to allocate up to 500 project based vouchers
over the next three to five years in response to the lack of affordable housing in opportunity
areas and the continuing decline in housing choice for people living with low-incomes in
Multnomah County. These vouchers will be removed from the existing voucher pool and
attached to units with 15-year-renewal Housing Assistance Payment contracts.
The Jade project would direct Section 8 voucher resources to a new development having
48 units of affordable housing with supportive services that is located in an opportunity
area and will provide residents with easy access to downtown Portland. Twelve of the 48
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units will be targeted for small families eligible for and/or enrolled in the Baby Booster
program or other families earning low-incomes who are served by similar programs. Rose
CDC’s newest initiative, Baby Booster, aims to reduce the percentage of low birthweight
babies and to produce annual reductions in racial disparities for low birthweight, infant
mortality and teen pregnancies through affordable housing, services and community
support. Additionally, Rose CDC is also building partnerships with nearby institutions and
community organizations that will serve the broader Jade project’s resident population.
The Jade will be located at 81st and SE Division Street, in the Jade District, a rapidly
gentrifying part of SE Portland. The incorporation of affordable housing at this site
supports and will benefit from Metro’s planned bus rapid transit (BRT) facility, and will help
ensure families earning low-incomes are not displaced from their community.
Opportunity Neighborhood
An opportunity neighborhood provides residents easy access to resources that provide
increased opportunity for living a higher quality of life. Home Forward’s priority is that the
500 project based vouchers are strategically placed within opportunity neighborhoods that
are becoming more inaccessible for households with low-incomes due to rising market
costs. This proposed development meets those requirements.
Leverage
In addition to a focus on opportunity neighborhoods, Home Forward wants project based
vouchers to be used as a source of leverage to increase the availability of deeply
affordable housing units above those made affordable via the vouchers. Given this priority,
the Jade Project has committed to providing an additional three units that will be available
to households at or below 30% of area median income.
HUD Requirements
HUD requires a competitive process to ensure fair and equal access to the voucher
subsidy prior to the award of project based vouchers. Home Forward has the option to
hold its own competitive process, to work jointly with partners in a process or award
vouchers based upon the proposed development successfully competing in another local
funding process. The Jade Project successfully competed for funding via a Request for
Qualifications award process administered by Metro. Rose CDC was successful in this
competitive application, and will receive the site at a discounted sales price thereby
meeting this requirement. Metro will also provide direct funding (currently estimated at
$450,000) to the project in exchange for Rose CDC encumbering the property with a
transit supportive use for a period of 30 years.
2
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ATTACHMENTS
Letter of Request for the Project Based Vouchers
Overview of the Jade Project
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RESOLUTION 16-10-01
RESOLUTION 16-10-01 AUTHORIZES THE AWARD OF 12 PROJECT- BASED
VOUCHERS TO ROSE COMMUNITY DEVELOPMENT CORPORATION IN SUPPORT
OF THE JADE PROJECT TO BE LOCATED IN SOUTHEAST PORTLAND
WHEREAS, Home Forward’s Board of Commissioners has the authority to designate
project-based vouchers to specific developments as they align with community initiatives
and policy objectives; and
WHEREAS, Home Forward seeks to serve high barrier low income people in a more
intentional way linking quality affordable housing with services; and
WHEREAS, Home Forward awards project-based vouchers to buildings that will serve
high barrier, low income people with deep services to enrich their lives; and
WHEREAS, Home Forward has found that Rose CDC has met the requirements
necessary to award twelve (12) project-based vouchers at the forthcoming Jade project in
southeast Portland; and
WHEREAS, Rose CDC will house low income families allowing them to live independently
in their own home while having access to deep services;
NOW, THEREFORE, BE IT RESOLVED, that the Board of Commissioners of Home
Forward hereby authorizes the Executive Director to proceed with the HUD required steps
to enter into a 15-year Housing Assistance Payment Contract for 12 Project-Based
Vouchers at the Jade project in SE Portland, upon project completion.
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ADOPTED: OCTOBER 18, 2016
Attest:

HOME FORWARD:

Michael Buonocore, Secretary

James M. Smith, Chair
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The Jade
Overview: In October of 2015, Metro issued an RFP for qualified developers for a parcel of land located at
8114 S.E. Division St., Portland, OR 97206. The site is at the center of the Jade District, selected as a focus
area for PDC’s Neighborhood Economic Development Strategy because of its concentration of community
of color residents and higher than citywide average poverty rate. Metro is particularly interested in the
site because of the proposed high‐capacity Bus Rapid Transit (BRT) line, planned to run past the site and
along Division Street, which would provide
residents with easy access to downtown
Portland. The site is also in an area identified by
the Bureau of Planning and Sustainability as
susceptible to gentrification and displacement.
Project objectives were developed by an
advisory panel including the Jade District,
Portland Community College, Portland Housing
Bureau, Portland Development Commission and
TriMet.
ROSE was successful in this competitive application, and will receive the site at a discounted sales price.
Metro will also provide direct funding (currently estimated at $450,000) to the project in exchange for
ROSE encumbering the property with a transit‐supportive use for a period of 30 years. ROSE and Metro
are currently finalizing the terms of an Exclusive Negotiating Agreement.
Project Summary: The Jade is a proposed new
construction, 4‐story, 48‐unit, mixed‐use,
transit‐oriented affordable housing project.
Based on community input, the project will
offer a mixture of 1‐, 2‐, and 3‐bedroom units
targeted to small families, with a special focus
on local households that may be vulnerable to
displacement. If awarded PBV by Home
Forward, 15 units will be affordable to
households earning 30% of MFI and under, with

Home Forward Board of Commissioners
October 2016

Unit Type
1 BR
2 BR
3 BR
2 BR‐MGR
Total

30% MFI 50% MFI 55% MFI
4
25
5
8
2
3
‐
‐
‐
15*
27
5

Total
34
10
3
1
48

Note: All units restricted to households earning 60% MFI or less.
*Assumes 12 units of PBS8, and 3 units restricted at 30% of MFI.
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all but five of the remaining units affordable to households earning up to 50% of MFI. The project will
include commercial ground floor space, proposed to be occupied by the Asian Pacific American Network
of Oregon (APANO) for office and community event space.
Timeline: ROSE will apply for LIHTCs in the upcoming OHCS LIHTC 2016 NOFA round. If awarded credits,
construction will start in fall of 2017. Per the Exclusive Negotiating Agreement with Metro, ROSE will be
allowed two cycles of OHCS 9% NOFA applications, and one cycle of OHCS 4% NOFA application to meet
funding timeline conditions and keep exclusive rights to purchase the site.
Resident Population and Services: Emerging research in epigenetics demonstrates that the most
important stage of human development occurs in the “first thousand days” from conception to age two.
ROSE’s newest initiative, Baby Booster, aims to cut the percentage of low birthweight babies and to
produce annual reductions in racial disparities for low birthweight, infant mortality and teen pregnancies
through affordable housing, services and community support. Partners include APANO, the Children’s
Institute, Multnomah County Health Department, NAYA Native American Family Center, Oregon Health
and Science University, and Portland State University. Through wait‐list preferences, 15 units at the Jade
Project will be targeted for small families eligible for and/or enrolled in the Baby Booster program or
other low‐income families served by similar programs (as may be required by Project Based Voucher
requirements). ROSE is also building partnerships with nearby institutions and community organizations
which will serve the broader Jade project resident population.

ABOUT ROSE CDC
History: ROSE CDC is outer southeast Portland’s “neighborhood grown” development corporation. ROSE
was created in 1992 by a group of outer southeast neighborhood and business leaders concerned about
poor housing conditions in our community. At that time there were more than 300 vacant and
abandoned houses here. ROSE began by and soon began developing and operating multi‐family housing.
To date, ROSE has constructed more than 430 housing units on 50 different sites; all affordable and all in
southeast Portland between 45th and 148th Avenues.
Population & Services: Housing is just one of the ways that ROSE revitalizes outer southeast
neighborhoods. Our Resident Assets program provides a range of services for low‐income residents. Most
multi‐family properties have on‐site vegetable gardens. ROSE offerings for young people include after‐
school homework help, summer enrichment programs and the Lents Youth Initiative, which provides paid
summer jobs working with neighborhood organizations on environmental restoration projects.
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85 STORIES – TOWERS GROUP 1 AND GROUP 2
(Gallagher Plaza, Northwest Tower, Hollywood East, Sellwood Center)
POST-PROJECT EVALUATION REPORT
October 18, 2016
When an alternate contracting method is used in favor of the standard competitive low-bid
process, Home Forward’s Development and Community Revitalization team along with the
Procurement and Contracts department provide a Post-Project Evaluation Report to the
board of commissioners.
85 Stories Phase I Procurement Process Overview
Oregon law requires that all public improvement projects be procured by a competitive lowbid process unless the State, or the local contract review board for agencies other than the
State, grants an exemption authorizing use of an alternate contracting method, i.e.,
design/build or construction manager/general contractor (CM/GC). These alternate methods
take account of market realities and current practices consistent with the public policy of
encouraging competition. To utilize an alternative procurement process ORS 279C.330 and
279C.335 require the contract review board approve two findings: (1) the exemption is unlikely
to encourage preference in the awarding of public contracts or substantially diminish
competition; and (2) the exemption will result in substantial cost savings and other substantial
benefits to the public agency.
Home Forward’s contract review board published findings in support of a design/build
procurement method for 85 Stories Phase I in January, 2013. For financing reasons Home
Forward then conducted two separate competitive proposal processes, one for Sellwood
Center and one for the remaining three buildings. In each instance a formal Request for
Proposals (RFP) for design/build services was issued (Sellwood Center–April 10, 2013;
Northwest Tower, Gallagher Plaza and Hollywood East–October 7, 2013). Extensive outreach
campaigns ensued with advertisements in local trade journals, notices on the Home Forward
website and the State of Oregon’s on-line procurement system (ORPIN), contacts with major
general contractors in the region, and pre-proposal meetings.
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On May 31, 2013, Home Forward received proposals for Sellwood Center from three
design/build teams led by Abbott Construction, Emerick Construction and Walsh
Construction. On November 6, 2013, Home Forward received two proposals for Gallagher
Plaza, Northwest Tower, and Hollywood East from design/build teams led by Walsh
Construction and Hoffman Construction.
In both procurement processes, a selection committee made up of Home Forward staff,
Home Forward commissioners, and an outside representative of the development industry
evaluated the proposals. The committees scored the proposals and conducted interviews
using the evaluation criteria included in the RFPs: relative project experience, project
approach, equity goals, specialized skills, and fees. In both procurement processes, the
selection committees identified Walsh Construction as the firm best positioned to execute the
work. Recommendations were forwarded to the Home Forward board of commissioners who
then authorized the execution of the contracts with Walsh Construction (Resolutions 13-05-04
and 13-12-08). The contracts were later re-structured into Group 1 (Gallagher Plaza and
Northwest Tower) and Group 2 (Sellwood Center and Hollywood East) in order to achieve
advantageous financing terms and other administrative and construction efficiencies.
Post-Project Evaluation
As previously mentioned, ORS 279C.330 and 279C.335 specify that a public improvement
project may be exempt from the competitive low-bid process provided the contract review
board approves two findings: (1) the exemption is unlikely to encourage favoritism in the
awarding of public contracts or substantially diminish competition; and (2) the exemption will
result in substantial cost savings and other substantial benefits to the public agency.
Specifically, the findings must address the following criteria:
A.
B.
C.
D.
E.
F.
G.
H.

Operational, budget and financial data
Public benefits
Value engineering
Specialized expertise required
Public safety
Market conditions
Technical complexity
Funding sources
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The outcomes for each criterion that supported the initial findings are described below.
A. Operational, budget and financial data
A design/build contract will involve the construction contractor during the design phase. This
allowed Home Forward to better control costs because of timely real market pricing,
constructability guidance and input from the contractor that will build the project. Low-bid
does not provide this opportunity. For this contract, design/build was the best choice.
Outcome:
To minimize the risk of design changes, construction delays and claims, Home Forward used
a design/build contractor instead of traditional low-bid contractor. On complex rehab projects
it is common to run into unknown existing conditions that would require design changes that
result in construction cost increases. Utilizing a design/build contractor contained cost by
providing a single source of liability for both design and construction activities. As an example,
at the beginning of the project, the design/build contractor completed extensive investigative
openings into walls and ceiling spaces and built a unit mock-up. This preconstruction activity
minimized change orders due to unforeseen circumstances and construction delays.
The following tables provide a summary of the project costs showing the amount of
contingency available.
Summary of Design-Build GMP Contracts
Group 1
$
GMP Design-Build Budget at
22,157,302.00
Construction Start
Owner's Contingencies Used to
Fund Construction Change
4,861,532.34
Orders
Total Contract Amount
27,018,834.34
Construction Change Order
Summary
Project Enhancement Change
Orders
Unforeseen Condition Change
Orders
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Group 2
$
23,368,924.00

6,623,538.00
29,992,462.00

%

$

%

4,440,992.02

91%

6,534,929.00

99%

379,096.00

8%

86,724.00

1%
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Code-Required Change Orders
Total Construction Change
Orders

41,444.32
4,861,532.34

1%

1,885.00

0%

6,623,538.00

You will notice that most changes were directed by Home Forward as enhancements, or
upgrades, to the properties. The agency was able to do this because of the confidence in the
cost control measures undertaken by the contractor. This allowed Home Forward to manage
risk throughout the project and ultimately directed dollars back to the properties.
B. Public benefits
An alternative to a cost-only competitive procurement allowed Home Forward to identify a
contractor who could work with the public and maximize public benefits for these unique
buildings. A design/build contract allowed the contractor to participate in the design process,
which resulted in the development of a safe and effective construction sequence that
minimized disruptions and met the construction schedule. Their valuable advice during design
resulted in better repairs and renovations to the building. A condensed construction term
resulted in benefits to residents and nearby businesses. Home Forward realized cost savings
in construction interest and general condition costs, and from limiting exposure to construction
escalation costs. The public interests of maximizing participation of minority, women-owned
and emerging small businesses and local businesses was enhanced by use of the
design/build procurement process.
Outcome:
Using a design/build contractor rather than a low-bid contractor resulted in significant public
benefits such as lower costs due to compressed design and construction schedules and
minimized change orders. In addition, the primary public benefit realized on this project were
the benefits to the residents. Living through an occupied re-hab project is difficult and
disruptive. The design/build process allowed Home Forward to select a contractor with
proven expertise and prior success with this type of project. The design/build contractor
included a Relocation Specialist on their staff who coordinated their efforts with the Home
Forward’s Relocation Team to minimize the negative impacts to residents. The design/build
contractor established temporary units at Hollywood East and Northwest Tower to provide a
safe and affordable way to relocate residents that allowed them to remain in the familiar
environment of their building and neighborhood. Numerous meetings were held at each of the
properties in order to keep the residents apprised of the construction operations. Notices and
letters were sent to residents and neighbors describing construction impacts inside and
outside the construction fence. These efforts minimized stress and disruption for everyone
involved.
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Additionally, utilization of a design/build contractor ensured better equity results. In this project,
Walsh Construction was able to meet equity goals even though this type of renovation work
typically does not result in high levels of target business participation.
Group 1: Gallagher Plaza & Northwest Tower
Item
Amount
Prime Contract Award
$ 27,018,834.34
Amount
All Sub-Contracts Awarded
Combined Section 3
Awarded
Combined M/W/ESB
Awarded
MBE Awarded
WBE Awarded
ESB Awarded

$ 20,657,272.00
$

942,322.00

$ 8,426,859.00
$ 4,649,388.00
$ 1,730,620.00
$ 2,046,851.00

Group 2: Hollywood East & Sellwood Center
Item
Amount
Prime Contract Award
$ 29,992,462.00
Amount
All Sub-Contracts Awarded
Combined Section 3
Awarded
Combined M/W/ESB
Awarded
MBE Awarded
WBE Awarded
ESB Awarded

$ 24,002,196.25
$

789,850.00

$ 6,609,889.00
$ 3,344,150.00
$ 1,580,990.00
$ 1,684,749.00

%

76.5% of prime
contract
3.5% of prime
contract
31.2% of prime
contract
55% of M/W/ESB
20.5% of M/W/ESB
24.5% of M/W/ESB

%

80.0% of prime
contract
2.6% of prime
contract
22.0% of prime
contract
50.5% of M/W/ESB
23.9% of M/W/ESB
25.5% of M/W/ESB

M/W/ESB participation goals were exceeded for both Group 1 and Group 2 and totaled over
$15 million. Section 3 goals were not met for either Group but totaled over $1.7 million.
In addition to providing opportunities for subcontractors, Home Forward staff implemented a
new program known as “Opportunity Workers.” Opportunity Workers are building residents
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who were hired to set-up and disassemble the temporary units at Hollywood East and
Northwest Tower, teach other residents the new functions of the elevators at Hollywood East,
and to assist with the celebration event at Sellwood Center. Residents were pleased to play a
role in the rehabilitation of the buildings.
In addition to the M/W/ESB program, Home Forward has a Workforce Hiring and Training
Program that requires utilization of apprenticeship labor. The following summary indicates
project workforce goals that were met:
Group 1 - Gallagher Plaza & Northwest Tower
 Apprenticeship hours worked = 23,736 or 23% of total hours
 Minorities hours worked = 40,018 or 38% of total hours
 Women hours works = 5,252 or 5% of total hours
 Section 3 hours worked = 8,086 or 8% of total hours
Group 2 – Hollywood East & Sellwood Center
 Apprenticeship hours worked = 25,053 or 21% of total hours
 Minorities hours worked = 42,243 or 36% of total hours
 Women hours works = 9,214 or 8% of total hours
 Section 3 hours worked = 7,289 or 6% of total hours
C. Value Engineering
Construction contractor input during design provided the optimal value engineering process.
The design/build procurement method allowed the construction contractor to work with the
design team to incorporate value-engineering ideas in the most timely and realistic manner.
Outcome:
The design/build contractor worked directly with the design teams to quickly respond to
design challenges and to provide cost information. This level of coordination saved time and
money.
D. Specialized Expertise Required
Unlike a low-bid procurement, a design/build process allowed Home Forward to identify a
contractor with the special expertise required for an occupied rehab. Further, a design/build
contract was the best method to incorporate the flexibility needed to quickly respond to
changing plans and existing conditions discovered during an urban construction project and
for an occupied repair and renovation.
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Outcome:
Our design/build contractor delivered the expertise necessary to work with older and disabled
residents. Home Forward’s primary concern was maintaining the schedule on a project that
involved four buildings, 654 units, and some of the most vulnerable people in our community.
In addition, there were significant schedule pressures related to the subsidy conversion and
the contractor was nimble enough to help us meet those timelines.
The design/build contractor’s expertise was immediately evident when bed bugs were
discovered in more units than Home Forward initially anticipated. Walsh Construction
modified work routines and educated work crews to give Home Forward staff the time to
mitigate the problem without impacting the overall project schedule. They worked in concert
with Home Forward’s relocation staff to assist residents with the impacts of bed bugs and
treatment. When City of Portland building inspectors were hesitant to enter these units, Walsh
Construction coordinated the visual access necessary for inspections to continue without
delay.
E. Public Safety
The contractor’s actual performance on similar projects was very important and was evaluated
as part of the procurement. A competitive procurement afforded Home Forward the best
opportunity to gauge the contractor’s past experience with comparable projects.
Outcome:
By using a qualification-based procurement process, Home Forward was able to select a
contractor with documented safety credentials. This was important given the complexities of
working in multiple occupied buildings in urban environments that included vehicular traffic,
pedestrian traffic and limited parking. The design/build contractor used fencing and a variety
of traffic control techniques to manage vehicle and pedestrian safety around and within the job
sites. No major safety incidents were reported.
F. Market Conditions
A competitive procurement was the best method for Home Forward to manage construction
bid risks. The design/build contractor provided additional assurance that selected subcontractors were well qualified to perform the work. Additionally, through a design/build
contract, the contactor defined scope for subcontract bid packages to attract smaller
contractors and in doing so, promoted competition.
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Outcome:
This project occurred during an extremely robust construction climate and that presented a
risk of not receiving qualified subcontractor bids within budget. Selecting an established local
design/build contractor with relationships with many subcontractors and target businesses
resulted in successful subcontract bidding. The project received good coverage, prices were
within budget, and M/W/ESB participation exceeded project goals.
G. Technical Complexity
A low-bid procurement does not evaluate a bidder’s technical qualifications or proven ability to
meet critical deadlines. Failure to perform the work in this contract in accordance with
community and public body expectations would result in adverse relationships and cost
impacts to Home Forward. Use of a Request for Proposal, which included a number of
criteria in addition to price, allowed Home Forward to evaluate the contractor’s experience in
similar work, including on-time performance, expertise with “green” building strategies,
community and governmental coordination, and the ability to absorb minor work plan
adjustments.
Outcome:
Unlike a low-bid procurement, the RFP process allowed Home Forward to select a contractor
with the proven experience matched to the technical complexities of the project: four large
high-rise buildings occupied by vulnerable populations, four separate permits packages, two
separate bid packages to advertise and evaluate, and two separate design teams. This was a
complex project structure to organize and administer. Walsh Construction was able to
manage the project’s complexities.
H. Funding Sources
Selection of a well-established, experienced design/build contractor assisted in attracting tax
credit equity partners and the participation of lenders. The quality of the selected Contractor
and their proven ability to meet schedule requirements helped attract better pricing for private
financing. The level of reporting and segregation of costs needed to support tax credit
financed projects is substantial, experience with these tasks supported the overall success of
the project.
Outcome:
Selection of a well-established design/build contractor such as Walsh Construction allowed
Home Forward to attract experienced funding and equity partners that delivered good interest
rates, favorable terms and pricing.
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MEMORANDUM

To:

From:

Board of Commissioners

Date:

Mike Andrews, Director,
Development and Community
Revitalization
503.802.8507

Subject:

Theresa Auld, Finance Manager,
Development and Community
Revitalization
503.802.8319

October 18, 2016
Authorizing the issuance of a
revenue bond in the principal amount
of up to $11,000,000 for Gladstone
Square and Multnomah Manor
Apartments
Resolution 16-10-02

The Board of Commissioners is specifically requested to approve a resolution authorizing
the issuance and sale of Home Forward’s Revenue Bond, 2016 (Gladstone Square and
Multnomah Manor Projects) (the “Bond”), in an original principal amount not to exceed
$11,000,000.
ISSUE
Square Manor Limited Partnership, an Oregon limited partnership (the “Borrower”) of
which Home Forward is the sole general partner has requested that Home Forward issue
the Bond for the purpose of making a loan (the “Loan”) to the Borrower to provide part of
the funds to pay the costs of acquiring and rehabilitating the multifamily apartment
communities known as Gladstone Square and Multnomah Manor (the “Project”). Banner
Bank is expected to offer to purchase the Bond upon terms set forth in its letter dated
July 6, 2016.
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In addition to serving as conduit issuer for the Bond, Home Forward will be required to
provide a guaranty of certainty of the Borrower’s obligations with respect to the Loan
pursuant to a Commercial Guaranty agreement.
This resolution will authorize Home Forward to execute all documents related to the
issuance and sale of the Bond and the Loan, in order to advance the redevelopment of the
Gladstone Square and Multnomah Manor projects. Completion of the Project will preserve
101 affordable units in Home Forward’s portfolio in service of our mission to shelter those
in need.
Home Forward and the Borrower will have an ongoing obligation to maintain the taxexempt status of the Bond and to provide financial and other information with respect to
Home Forward and the Project. The Bond will be subject to acceleration at certain times
and upon the occurrence of certain events, including occurrence of Events of Default.
The opportunity to develop the Project offers multiple benefits to Home Forward, including
an opportunity to redevelop the Gladstone Square and Multnomah Manor to preserve 101
units of affordable housing.
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RESOLUTION 16-10-02
RESOLUTION 16-10-02 AUTHORIZES THE BOARD OF COMMISSIONERS OF HOME
FORWARD PROVIDING FOR THE ISSUANCE OF A REVENUE BOND IN THE
PRINCIPAL AMOUNT OF NOT TO EXCEED $11,000,000, THE PROCEEDS OF
WHICH WILL BE USED TO MAKE A LOAN TO SQUARE MANOR LIMITED
PARTNERSHIP, AN OREGON LIMITED PARTNERSHIP OF WHICH HOME FORWARD
IS THE SOLE GENERAL PARTNER, TO PROVIDE PART OF THE FUNDS WITH
WHICH TO FINANCE THE ACQUISITION AND REHABILITATION OF TWO
APARTMENT COMPLEXES, TO PROVIDE HOUSING FOR LOW INCOME PERSONS
IN THE CITY OF PORTLAND, OREGON, AND TO PAY COSTS OF ISSUING THE
BOND; DETERMINING THE FORM, TERMS AND COVENANTS OF THE BOND;
AUTHORIZING THE EXECUTION AND DELIVERY OF A LOAN AGREEMENT, A
REGULATORY AGREEMENT AND OTHER BOND AND LOAN DOCUMENTS;
PROVIDING FOR THE SALE AND DELIVERY OF THE BOND TO BANNER BANK;
AND AUTHORIZING AND DIRECTING APPROPRIATE OFFICERS OF HOME
FORWARD TO EXECUTE SUCH OTHER DOCUMENTS AS ARE USEFUL OR
NECESSARY TO THE PURPOSES OF THIS RESOLUTION
WHEREAS, Home Forward, a housing authority and a public body corporate and politic of
the State of Oregon, seeks to encourage the provision of long term housing for low income
persons residing in Multnomah County, Oregon; and
WHEREAS, ORS 456.120(18) provides that a housing authority may, among other things,
“enter into a partnership agreement with or loan money to an individual, partnership,
corporation or other association to finance, plan, undertake, construct, acquire, manage or
operate a housing project”; and
WHEREAS, ORS 456.065 defines “housing project” to include, among other things, “any
work or undertaking . . . [t]o provide decent, safe and sanitary urban or rural housing for
persons or families of lower income”; and
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WHEREAS, ORS 456.055(3) and 456.175 together provide that a housing authority may
issue bonds, notes or other obligations in its discretion upon the resolution adopted by a
majority vote of the commissioners for any of its corporate purposes; and
WHEREAS, Square Manor Limited Partnership (the “Borrower”), an Oregon limited
partnership of which Home Forward is the sole general partner, has applied to Home
Forward for financial assistance in the principal amount of up to $11,000,000 for the
purpose of providing part of the funds with which to finance the acquisition (for federal
income tax purposes) and rehabilitation of two multifamily apartment communities known
as Gladstone Square and Multnomah Manor, containing a total of 101-units, to provide
housing for low-income persons in the City of Portland, Oregon (the “Project”); and
WHEREAS, the Project will be used by the Borrower to provide housing for low-income
persons, and no more than an insubstantial portion of the proceeds of the Bond (defined
below) will be used in connection with the financing or refinancing of any portion of the
Project to be used by the Borrower for any other purpose; and
WHEREAS, the Board of Commissioners of Home Forward deems it necessary and
advisable and in the best interest of Home Forward to issue the Bond, and to use the
proceeds thereof to make a loan to the Borrower for the purposes described herein; and
WHEREAS, it is anticipated that Banner Bank will offer to purchase the Bond on the terms
and conditions set forth herein; and
WHEREAS, ORS 456.135 provides that a housing 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, by the Board of Commissioners of Home
Forward as follows:
Section 1.
Definitions. As used in this resolution, the following words have the
following meanings:

“Assignment of Architect’s Contract” means the Assignment of Architect’s Contract
and Plans to be executed by the Borrower, relating to assignment of certain of the
Borrower’s interests in the architect contract with respect to the Project, including any
supplements or amendments thereto made in conformity therewith.
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“Assignment of Construction Contracts and Permits” means the Assignment of
Construction Contracts and Permits to be executed by the Borrower, relating to
assignment of certain of the Borrower’s interests in the construction contracts and permits
with respect to the Project, including any supplements or amendments thereto made in
conformity therewith.

“Assignment of Rights Under Development Agreement” means the Assignment of
Rights Under Development Agreement to be executed by the Borrower and
acknowledged and consented to by Home Forward, relating to assignment of certain of
the Borrower’s interests in the development agreement with respect to the Project,
including any supplements or amendments thereto made in conformity therewith.

“Assignments of Rights Under Management Agreement” means the Assignment of
Rights Under Management Agreement (and Subordination by Property Manager) to be
executed by the Borrower, together with the Acknowledgement, Consent, and
Subordination of Property Manger to be executed by the property manager, relating to
assignment of certain of the Borrower’s interest in the property management agreement
with respect to the Project, including any supplements or amendments thereto made in
conformity therewith.

“Authorized Officer” means the Executive Director of Home Forward and the Chief
Financial Officer of Home Forward.
“Bank” means Banner Bank, as Registered Owner of the Bond, and any
subsequent Registered Owner thereof.
“Bank Loan Agreement” means the Renovation and Term Loan Agreement
between the Borrower and Home Forward, setting forth certain covenants and conditions
relating to the Loan, including any supplements or amendments thereto made in
conformity herewith and therewith.
“Board” means the Board of Commissioners of Home Forward.
“Bond” means the Home Forward Revenue Bond, 2016 (Gladstone Square and
Multnomah Manor Projects), issued pursuant to, under the authority of and for the
purposes provided in this resolution.
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“Bond Loan Agreement” means the Loan Agreement between Home Forward and
the Borrower providing for, evidencing and securing the obligation of the Borrower to
repay the Loan, and including any supplements or amendments thereto made in
conformity herewith and therewith.
“Bond Registrar” means the Executive Director of Home Forward.
“Borrower” means Square Manor Limited Partnership, an Oregon limited
partnership.
“Code” means the Internal Revenue Code of 1986, as amended, and applicable
rules and regulations promulgated thereunder.
“Deed of Trust” means the deed of trust encumbering the Borrower’s interest in the
real property and improvements and personal property constituting the Project, securing
payment of the Loan, including any supplements or amendments thereto made in
conformity herewith and therewith.
“Draws” means incremental draws on the Bond.
“Executive Director” means the Executive Director of Home Forward.
“General Revenues” means the rent, fees and other revenues of Home Forward
from any source, except those revenues which are now or hereafter prohibited from being
used for the purpose of paying Home Forward’s obligations under the Guaranty under the
provisions of any law, regulation, contract or covenant, resolution or deed of trust
(including restrictions relating to funds available to Home Forward under the U.S. Housing
Act of 1937).
“Guaranty” means the Commercial Guaranty executed by Home Forward
guaranteeing certain of the Borrower’s obligations with respect to the Loan.
“Hazardous Waste Agreement” means the Hazardous Waste Warranty and
Indemnification Agreement to be executed by the Borrower and Home Forward relating to
environmental claims with respect to the Project, including any supplements or
amendments thereto made in conformity therewith.
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“Home Forward” means Home Forward, a housing authority formed under ORS
456.005 through 456.235, and a public body corporate and politic duly organized and
existing under and by virtue of the laws of the State of Oregon.
“Loan” means the loan from Home Forward to the Borrower of the proceeds of
Draws on the Bond.
“Loan Documents” means the Assignment of Architect’s Contract, the Assignment
of Construction Contracts and Permits, the Assignment of Rights Under Development
Agreement, the Assignment of Rights Under Management Agreement, the Bank Loan
Agreement, the Bond Loan Agreement, the Deed of Trust, the Hazardous Waste
Agreement, the Promissory Note, the Replacement Reserve Agreement, a Corporate
Resolution to Guaranty and Grant Security of Home Forward, a Resolution to Borrower
and Grant Security of the Borrower, any related UCC Financing Statements and any other
documents (other than the Regulatory Agreement) relating to the Loan to be executed by
the Borrower.
“Project” means, depending on the context, (1) acquisition and rehabilitation of two
multifamily apartment communities known as Gladstone Square and Multnomah Manor
containing, in the aggregate, 101 units, located on real property to be legally described in
Exhibit A to the Deed of Trust, or (2) the apartment complexes so acquired and
rehabilitated.
“Promissory Note” means the promissory note evidencing the Loan.
“Proposal Letter” means the proposal letter dated July 6, 2016, prepared by the
Bank setting forth certain of the terms under which the Bank may purchase the Bond, as it
may be amended and supplemented, and any supplement or amendment or commitment
letter issued pursuant or supplemental thereto.
“Registered Owner” means the owner of the Bond, registered as such on the
registration books maintained by the Bond Registrar.
“Regulatory Agreement” means the Regulatory Agreement executed by the
Borrower for the benefit of Home Forward in connection with the Loan, governing the use
of the Project, and including any supplements or amendments thereto made in conformity
herewith and therewith.
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“Replacement Reserve Agreement” means the Replacement Reserve and Security
Agreement to be executed by the Bank and the Borrower relating to the replacement
reserve with respect to the Project, and including any supplements or amendments
thereto made in conformity herewith and therewith.
“Tax Certificate and Agreement” means the Tax Certificate and Agreement to be
executed by the Borrower and Home Forward in connection with the Bond, including any
supplements or amendments thereto made in conformity therewith.
All other capitalized terms used but not defined herein shall have the meanings
assigned to them in the Bond Loan Agreement.
Section 2.
Authorization of Bond and Application of Proceeds. Home Forward
shall issue the Bond in a principal amount not to exceed $11,000,000 for the purpose of
making a loan to the Borrower to provide a portion of the funds required to accomplish the
Project and pay costs of issuing the Bond. Such Bond financing is declared and
determined to be important for the feasibility of the Project. The Board hereby determines
that a substantial number of persons of eligible income in the area served by Home
Forward cannot obtain housing for 30% of less or their income. Based on the foregoing
determination, the Board hereby declares, on behalf of Home Forward, the need for
additional housing for persons or families of lower income that can be addressed by Home
Forward participating in the financing and development of the Project as a mixed income
housing project.

Section 3.
All proceeds from Draws on the Bond shall be lent to the Borrower
for those purposes. The Board finds that it is in the best interest of Home Forward to
issue the Bond for the purposes set forth in this resolution.

Section 4.
Description of Bond. The Bond shall be called the Revenue Bond,
2016 (Gladstone Square and Multnomah Manor Projects), of Home Forward; shall be in a
principal amount not to exceed $11,000,000; shall be dated its date of delivery; and shall
initially be numbered R-1. The Authorized Officers, and each of them acting alone, are
authorized to determine and approve the final terms of the Bond. The Bond shall bear
interest payable on such dates and at such rates (which may include variable and/or fixed
rates), shall mature at such times and in such amounts, shall have such prepayment
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and/or redemption provisions and shall have such other provisions consistent with the
purposes of this resolution as are set forth in the Bond and the Loan Documents.

Section 5.
Draws on the Bond. The Board authorizes the Authorized Officers,
and each of them acting alone, or their respective designees, as authorized signors for
Home Forward, in its capacity as general partner of the Borrower, to make Draws against
the Bond in such amounts and at such times as they may determine, those Draws to be
made in accordance with the terms and provisions set forth herein and in the Loan
Documents. Draws shall be recorded in such form as the Borrower and the Bank may
agree. Draws shall be limited to an aggregate principal amount of $11,000,000.

Section 6.
Bond Registrar; Registration and Transfer of Bond. The Bond shall
be issued only in registered form as to both principal and interest and shall be recorded on
books or records maintained for the Bond by the Bond Registrar (the “Bond Register”).
The Executive Director shall serve as Bond Registrar for the Bond. The Bond Register
shall contain the name and mailing address of the Registered Owner of the Bond. The
Bond Registrar is authorized, on behalf of Home Forward, to authenticate and deliver the
Bond in accordance with the provisions of the Bond and this resolution, to serve as Home
Forward’s paying agent for the Bond and to carry out all of the Bond Registrar’s powers
and duties under this resolution.

The Bond may be assigned or transferred only (i) in whole to a “qualified institutional
buyer” as defined in Rule 144A promulgated under the Securities Act of 1933, as amended,
(ii) if endorsed in the manner provided thereon and surrendered to the Bond Registrar and (iii)
upon the assignee or transferee delivering to Home Forward an executed Certificate of
Transferee in the form attached to the Bond. The Bond Registrar shall not be obligated to
exchange or transfer any Bond during the five days preceding any interest payment date,
prepayment date or the maturity date.
Section 7.
Payment of Bond. Both principal of and interest on the Bond shall be
payable in lawful money of the United States of America and shall be paid by check mailed
to arrive on or before each payment date, or in immediately available funds delivered on or
before each payment date, to the Registered Owner at the address appearing on the
Bond Register on the date payment is mailed or delivered. Upon the final payment of
principal of and interest on a Bond, the Registered Owner shall surrender the Bond at the
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principal office of the Bond Registrar in Portland, Oregon, for destruction or cancellation in
accordance with law.

Section 8.
Bond Fund; Security for the Bond. The Bond shall be a special,
nonrecourse obligation of Home Forward payable solely from amounts owed or paid by or
on behalf of the Borrower under the Loan Documents and by Home Forward under the
Guaranty and the Hazardous Waste Agreement. The Bond shall be secured by the Loan
Documents and the Guaranty. Upon the issuance of the Bond, Home Forward shall
assign certain Loan Documents to which it is a party to the Bank as security for Home
Forward’s payment of the principal of and interest on the Bond, except that Home
Forward shall retain certain rights under the Bond Loan Agreement as described therein.
Upon that assignment, the Bank shall collect, on behalf of Home Forward, the principal
and interest payments received under the Loan Documents, and shall apply the same to
the payment of the principal of interest on the Bond, and Home Forward shall have no
obligation to make principal and interest payments on the Bond except from those
payments collected by the Bank on Home Forward’s behalf (except to the extent of Home
Forward’s obligations under the Guaranty and Hazardous Waste Agreement).

The Registered Owner shall not charge Home Forward, in its capacity as issuer of
the Bond, and, in such capacity, Home Forward shall not be obligated to pay to the
Registered Owner, any fees for or costs of collection and application of principal of and
interest payments under the Loan Documents or the Bond, including any fees for or costs
of collecting such payments or exercising the power of sale or any other power under the
Trust Deed, nor shall Home Forward be obligated to pay for the application of such
payments to the payment of principal of and interest on the Bond. If the Bond is assigned
and transferred to a new Registered Owner, the security interest in the Loan Documents
shall be assigned to such new Registered Owner, and such new Registered Owner shall
have the rights to carry out all of the duties of the prior Registered Owner as set forth in
this resolution, including the duty to collect principal and interest payments under the Loan
Documents and apply the same to the payment of principal of and interest on the Bond.
Home Forward pledges its General Revenues to payment of its obligations under
the Guaranty and the Hazardous Waste Agreement subject to release in accordance with
the terms thereof. Home Forward reserves without limitation the right to issue other
obligations, the principal of and interest on which are to be paid from the General
Revenues on a parity of lien with the obligations of Home Forward under the Guaranty and
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the Hazardous Waste Agreement. At its option, Home Forward may pledge any revenues
that comprise a portion of the General Revenues to the payment of other obligations, such
payments to have priority over the payments to be made under the Guaranty and the
Hazardous Waste Agreement with respect to that portion of the General Revenues so
pledged.
Except to the extent of the pledge of the General Revenues of Home Forward to
payment of Home Forward’s obligations under the Guaranty and the Hazardous Waste
Agreement neither Home Forward nor any of the Commissioners, officers or employees of
Home Forward shall be personally liable for the payment of the Bond.
The Bond shall not be a debt of the City of Portland, the State of Oregon or any
political subdivision thereof, and the Bond shall so state on its face. Neither the City of
Portland, the State Oregon nor any political subdivision thereof shall be liable for payment
of the Bond, nor in any event shall the obligations of Home Forward thereunder be payable
out of any funds or properties other than those of Home Forward expressly pledged
thereto. The Bond shall not constitute indebtedness within the meaning of any
constitutional or statutory debt limitation or restriction. Home Forward has no taxing
power.
Section 9.
Form and Execution of Bond. The Bond shall be in a form consistent
with the provisions of this resolution and state law, shall bear the manual or facsimile
signatures of the Chair of the Board and the Executive Director and shall be impressed
with the seal of Home Forward or shall bear a facsimile thereof.

Only a Bond bearing a Certificate of Authentication in the following form, manually
signed by the Bond Registrar, shall be valid or obligatory for any purpose or entitled to the
benefits of this resolution:
CERTIFICATE OF AUTHENTICATION
This Bond is the fully registered Home Forward Revenue Bond, 2016
(Gladstone Square and Multnomah Manor Projects), described in the Bond
Resolution.
[Specimen]
Executive Director Home Forward, Bond Registrar
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The authorized signing of a Certificate of Authentication shall be conclusive
evidence that the Bond so authenticated has been duly executed, authenticated and
delivered and is entitled to the benefits of this resolution.
If any officer whose facsimile signature appears on the Bond ceases to be an officer
of Home Forward authorized to sign bonds before the Bond bearing his or her facsimile
signature is authenticated or delivered by the Bond Registrar or issued by Home Forward,
the Bond nevertheless may be authenticated, issued and delivered and, when
authenticated, issued and delivered, shall be binding on Home Forward as though that
person had continued to be an officer of Home Forward authorized to sign bonds. The
Bond also may be signed on behalf of Home Forward by any person who, on the actual
date of signing of the Bond, is an officer of Home Forward authorized to sign bonds,
although he or she did not hold the required office on the date of issuance of the Bond.
Neither the Commissioners of Home Forward nor any person signing the Bond shall
be liable personally by reason of the issuance and sale of the Bond.
Section 10. Preservation of Tax Exemption for Interest on Bond. Subject to the
last paragraph of this section, Home Forward covenants that it will take all actions
necessary to prevent interest on the Bond from being included in gross income for federal
income tax purposes, and it will neither take any action nor make or permit any use of
proceeds of the Bond or other funds of Home Forward treated as proceeds of the Bond at
any time during the term of the Bond which would cause interest on the Bond to be
included in gross income for federal income tax purposes. Home Forward also covenants
that, to the extent arbitrage rebate requirements of Section 148 of the Code are applicable
to the Bond, it will take all actions necessary to comply (or to be treated as having
complied) with those requirements in connection with the Bond, including the calculation
and payment of any penalties that Home Forward has elected to pay as an alternative to
calculating rebatable arbitrage, and the payment of any other penalties if required under
Section 148 of the Code to prevent interest on the Bond from being included in gross
income for federal income tax purposes (but only from amounts received by Home
Forward from the Borrower as payments for those purposes).

The Borrower will agree in the Bond Loan Agreement to reimburse Home Forward
for all costs to Home Forward of its compliance with the covenants contained in this
section, and Home Forward shall not be required to expend any funds, other than such
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amounts to be reimbursed or other money received under the terms of the Bond Loan
Agreement, in so complying.

Section 11. Approval of Sale of Bond to Bank. It is anticipated that the Bank will
offer to purchase the Bond under the terms and conditions contained in this resolution and
the Proposal Letter. The Board finds that such offer is in the best interest of Home
Forward, and therefore approves the offer to purchase the Bond under the terms and
conditions in this resolution and the Proposal Letter. The Bond will be delivered to the
Bank with the approving legal opinion of Foster Pepper PLLC, municipal bond counsel of
Seattle, Washington, regarding the Bond.

Section 12. Authorization of Documents and Execution Thereof. The Board
authorizes the Authorized Officers, and each of them acting alone, to negotiate and
approve the Regulatory Agreement, the Guaranty, the Tax Certificate and Agreement, and
the Loan Documents. The Board authorizes and approves the execution and delivery of,
and the performance by Home Forward of its obligations contained in, the Bond, the
Guaranty, the Tax Certificate and Agreement, the Loan Documents to which it is a party,
and this resolution, and the consummation by Home Forward of all other transactions
contemplated by this resolution in connection with the issuance of the Bond. The Board
authorizes and directs the Authorized Officers, and each of them acting alone, to execute
on behalf of Home Forward and to deliver the Regulatory Agreement, the Guaranty, the
Tax Certificate and Agreement, and the Loan Documents to which Home Forward is a
party, and such financing statements and other documents, instruments, and agreements
as may be necessary or desirable in connection with the issuance of the Bond or required
by the Bank as a condition to purchasing the Bond. The Board further authorizes the
Authorized Officers, and each of them acting alone, to do everything necessary or
appropriate for the issuance, execution, and delivery of the Bond to the purchaser thereof
and to execute and deliver any other documents that may be useful or necessary to
ensure the proper use and application of the proceeds from the sale of the Bond.

Section 13. Authorization of Borrower Documents and Execution Thereof. The
Board authorizes and directs the Authorized Officer, and each of them acting alone, to
negotiate, execute and deliver on behalf of Home Forward, in its capacity as general
partner of the Borrower, the Loan Documents, the Regulatory Agreement, the Tax
Certificate and Agreement, and such other documents, instruments and agreements as
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may be necessary or desirable in connection with the issuance of the Bond and the Loan
to the Borrower.

Section 14. Acting Officers Authorized. Any action authorized or directed by this
resolution to be taken by the Chair of the Board or Executive Director may in the absence
of such person be taken by the duly authorized acting Chair of the Board or the acting
Executive Director, respectively.

Section 15. Changes to Titles or Parties. While the titles of and parties to the
various documents described herein may change, no change to such titles or parties shall
affect the authority conferred by this resolution to execute, deliver, file (if required), enforce
and perform the documents in their final form.

Section 16. Ratification and Confirmation. Any actions of Home Forward or its
officers prior to the date hereof and consistent with the terms of this resolution are ratified
and confirmed.

Section 17. Effective Date. This resolution shall be in full force and effect from
and after its adoption and approval.

ADOPTED: OCTOBER 18, 2016
Attest:

HOME FORWARD:

Michael Buonocore, Secretary

James M. Smith, Chair

Home Forward Board of Commissioners
October 2016

14

50

CERTIFICATE
I, the undersigned, the duly chosen, qualified and acting Executive Director and
Secretary of Home Forward and keeper of the records of Home Forward, CERTIFY:
1.
That the attached Resolution 16-10-02 (the “Resolution”) is a true and correct
copy of the resolution of the Board of Commissioners of Home Forward, as adopted at a
meeting of Home Forward held on October 18, 2016, and duly recorded in the minute books
of Home Forward.
2.
That such meeting was duly convened and held in all respects in accordance
with law, and, to the extent required by law, due and proper notice of such meeting was
given; that a quorum was present throughout the meeting and a majority of the members of
the Board of Commissioners of Home Forward present at the meeting voted in the proper
manner for the adoption of the Resolution; that all other requirements and proceedings
incident to the proper adoption of the Resolution have been duly fulfilled, carried out and
otherwise observed, and that I am authorized to execute this Certificate.
IN WITNESS WHEREOF, I have hereunto set my hand this 18th day of October, 2016.
HOME FORWARD

Michael Buonocore, Executive Director and
Secretary
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MEMORANDUM

To:

From:

Board of Commissioners

Date:

Mike Andrews, Director,
Development and Community
Revitalization
503.802.8507

Subject:

Theresa Auld, Finance Manager,
Development and Community
Revitalization
503.802.8319

October 18, 2016
Authorize Execution of Documents
for Square Manor Limited
Partnership and the
Redevelopment of the Gladstone
Square and Multnomah Manor
Apartments
Resolution 16-10-03

The Board of Commissioners is requested to authorize the execution and delivery of
documents by Home Forward, on its own behalf and in its capacity as general partner of
Square Manor Limited Partnership ( the “Square Manor Partnership”) and Gladstone
Square Limited Partnership (the “Gladstone Partnership”), in connection with the sale,
acquisition, financing, redevelopment and operation of 48-unit Gladstone Square
Apartments (the “Gladstone”) and 53 unit Multnomah Manor Apartments (“Multnomah”,
together the “Development”) and authorize the contribution or lending of money to Square
Manor Partnership.
Preserving the existing 101 affordable housing apartments at these two properties by
correcting construction failures and implementing a new financing structure that includes
Low Income Housing Tax Credits (“LIHTC”) supports the current Strategic Plan’s One
Portfolio by using financing structuring to leverage funds for preservation.
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ISSUE
Gladstone Square and Multnomah Manor are similar-sized properties that need substantial
repairs to preserve the housing. Both properties have historically low rents that limit
revenue and have delayed renovations. Recently, Gladstone received 21 project-based
vouchers that support operating revenues with 50% of its units restricted to households
earning 30% AMI or less. Home Forward will request a budget-based rent increase at
Multnomah Manor to support new debt service operating expenses. Both properties will
be acquired by Square Manor Partnership to generate competitive terms and cost
efficiencies in financing with tax-exempt bonds and 4% LIHTC equity.
The overall budget is estimated at $20.9 million including acquisition costs estimated at
$7.1 million, construction costs of $9.5 million including construction contingency of
$516,597, and soft costs of $3.2 million. Home Forward will earn a $1.2 million developer
fee and will provide a note for $300,000 of the developer fee. The sources are as follows:
$5.8 million
$4.2 million
$1.0 million
$1.08 million
$0.3 million
$1.01 million
$7.0 million
$20.9 million

permanent tax-exempt bond financing,
Home Forward seller financing,
Portland Housing Bureau Community Development Block Grant
Extension/refunding of existing PHB loan,
developer fee note,
Home Forward equity/loan and
Low Income Housing Tax Credits (LIHTC).
Total

Concurrent with this resolution, the board of commissioners is requested to approve
resolutions for 1) a guaranteed maximum price (“GMP”) amendment to the Design Build
contract with LMC Construction and 2) Issuance of $11 million in tax exempt bond
financing. Below are milestone events and board-approved actions relative to the
renovation of Gladstone Square and Multnomah Manor:






June 2016 Board approved an Inducement Resolution for tax exempt bonds.
May 2016 Board authorized submission of a 4% Low Income Housing Tax Credit
Application to Oregon Housing and Community Services
April 2016, Board approved Design/Build Contract amendment to support the
architectural scope through construction.
Portland Housing Bureau awarded $1 million in community development block
grant (“CDBG”) funds from their recent NOFA.
February 2015, the Board approved providing Gladstone a diminishing grant to
increase project revenues to levels supported with 24 Project Based Vouchers.
2
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Release of Funds notice received July 30, 2014 on NEPA Environmental
Assessment for Gladstone Square.
The Limited Partner left Gladstone Square Limited Partnership on April 1, 2016.

The activities for this redevelopment have been discussed with, and vetted by, the real
estate and development committee (READ) of Home Forward’s board of commissioners.
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RESOLUTION 16-10-03
RESOLUTION 16-10-03 AUTHORIZES THE EXECUTION AND DELIVERY OF
DOCUMENTS BY HOME FORWARD, ON ITS OWN BEHALF AND IN ITS CAPACITY
AS GENERAL PARTNER OF SQUARE MANOR LIMITED PARTNERSHIP AND
GLADSTONE SQUARE LIMITED PARTNERSHIP, TO EFFECTUATE THE
ACQUISITION, FINANCING AND REDEVELOPMENT OF THE GLADSTONE SQUARE
APARTMENTS AND MULTNOMAH MANOR APARTMENTS
WHEREAS, Home Forward seeks to encourage the provisions of long-term housing for
low-income persons residing in the City of Portland, Oregon (the “City”);
WHEREAS, ORC 456.120(18) authorizes Home Forward to finance, plan, undertake,
construct, acquire and operate housing projects;
WHEREAS, ORS 456.065 defines “housing project” to include, among other things, “any
work or undertaking… to provide decent, safe, sanitary urban or rural housings for
persons or families of lower income”;
WHEREAS, Home Forward desires to participate in the acquisition, financing and
redevelopment of the Gladstone Square Apartments located at 12020 SE Gladstone St,
Portland, Oregon (“Gladstone”) and the Multnomah Manor Apartments located at 9110 NE
Hassalo St., Portland, Oregon (“Multnomah Manor”) collectively the “Project”;
WHEREAS, Home Forward has formed Square Manor Limited Partnership, an Oregon
limited partnership (the “Partnership”) of which it serves as the general partner to own and
operate the Project;
WHEREAS, Gladstone Square Limited Partnership, an Oregon limited partnership (the
“Gladstone Partnership”), of which Home Forward is the general partner, is the current
owner of Gladstone;
4
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WHEREAS, Home Forward is the current owner of Multnomah Manor;
WHEREAS, Home Forward, as the general partner of Gladstone Partnership, desires to
sell Gladstone to the Partnership for a purchase price equal to its appraised value currently
estimated to be $3,779,500 (the “Gladstone Purchase Price”);
WHEREAS, the Partnership desires to acquire Gladstone for the Gladstone Purchase
Price;
WHEREAS, financing for the acquisition of Gladstone will be in the form of cash in the
amount of approximately $714,600 to pay off the existing NOAH debt; assumption and/or
refinancing of the current Portland Housing Bureau Loans in the approximate amount of
$1,083,045; and seller financing in the approximate amount of $1,981,857 (collectively the
“Gladstone Acquisition Financing”);
WHEREAS, Home Forward desires to sell Multnomah Manor to the Partnership for a
purchase price equal to its appraised value currently estimated to be $3,356,499 (the
“Multnomah Manor Purchase Price”);
WHEREAS, the Partnership desires to acquire Multnomah Manor for the Multnomah
Manor Purchase Price;
WHEREAS, financing for the acquisition of Multnomah Manor will be in the form of cash in
the amount of approximately $1,118,282 to pay off the existing Community Reinvestment
Fund debt and seller financing in the amount of $2,238,217 (collectively the “Multnomah
Acquisition Financing”);
WHEREAS, Home Forward is negotiating with the Department of Housing and Urban
Development (“HUD”) to modify the current Use Restrictions applicable to Multnomah
Manor and to increase the current HUD limitations on cash distributions to the project
owner as well as modifying or replacing its existing Section 8 project-based Housing
Assistance Payments (“HAP”) Contract and approving an assignment of the HAP Contract
to the Partnership;
WHEREAS, Home Forward anticipates obtaining a 2016 annual award of low income
housing tax credits (the “Tax Credits”) from Oregon Housing and Community Services
(“OHCS”) in the approximate amount of $612,162;
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WHEREAS, additional financing for the rehabilitation of the Project will be in the form tax
exempt construction loan in the approximate amount of $11,000,000 (the “Construction
Loan”) from Banner Bank (“Banner Bank”) converting to term loan in the approximate
amount of $5,755,000 (the “Term Loan”) (collectively referred to as the “Bank Loan); a tax
credit equity contribution in the approximate amount of $7,000,000 (the “Investor Equity
Contribution”) from Key Community Development Corporation and the National
Development Corporation (collectively the “Equity Investor”); a loan and/or capital
contribution from Home Forward in the approximate amount of $1,010,000 (the “Home
Forward Contribution”); a loan from the Portland Housing Bureau in the amount of
$1,000,000 (the “PHB Loan”); property reserves in the approximate amount of $275,000
(the “Reserves”); cash flow during rehabilitation in the approximate amount of $407,000
(the “Cash Flow”) and a deferred development fee in the approximate amount of $300,000
(the “Deferred Fee”);
WHEREAS, Home Forward on behalf the Partnership received a financing proposal from
Banner Bank dated July 6, 2016 (the “Banner Proposal”) setting forth the general terms
upon which Banner will make the Bank Loan;
WHEREAS, Home Forward on behalf the Partnership received an equity investment
proposal from the Equity Investor dated August 12, 2016 (the “Equity Term Sheet”) setting
forth the general terms upon which the Equity Investor will make an equity investment in
the Project;
WHEREAS, the Board of Commissioners of Home Forward desires to consent to these
transactions, consent to the documents which will be executed, to grant authority to
certain individuals to execute documents on behalf of Home Forward for the benefit of the
Company, and to ratify certain actions pertaining to these transactions taken prior to the
date of this resolution; and
WHEREAS, ORS 456.135 authorizes Home Forward and/or the Partnership to delegate to
one or more of its agents and employees such powers as it deems proper.
NOW, THEREFORE, BE IT RESOLVED, that the Board Commissioners of Home
Forward hereby adopts the following Resolutions:
IT IS HEREBY RESOLVED, that the above recitals are hereby incorporated into the
Resolutions by this reference.
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RESOLVED FURTHER, Home Forward, in its capacity as the general partner of the
Gladstone Partnership, is hereby authorized, empowered and directed to enter into a
Purchase and Sale Agreement with the Partnership upon such terms as Home Forward
determines appropriate to sell Gladstone to the Partnership for the Gladstone Purchase
Price and to execute and deliver any and all documents as may be required to sell
Gladstone to the Partnership;
RESOLVED FURTHER, Home Forward, in its capacity as the general partner of the
Partnership, is hereby authorized, empowered and directed to enter into a Purchase and
Sale Agreement with the Gladstone Partnership upon such terms as Home Forward
determines appropriate to acquire Gladstone from the Gladstone Partnership for the
Gladstone Purchase Price and to execute and deliver any and all documents as may be
required to acquire Gladstone;
RESOLVED FURTHER, Home Forward, in its capacity as the general partner of the
Partnership and/or its own corporate capacity, is hereby authorized, empowered and
directed to take such steps and execute and deliver all documents as may be required to
close on the Gladstone Acquisition Financing, such documents including but not limited to
loan agreements, promissory notes, deeds of trust, covenants, regulatory agreements,
assignment and assumption agreements and all such other documents as may be
required by any provider of the Gladstone Acquisition Financing;
RESOLVED FURTHER, Home Forward, in its own corporate capacity is hereby
authorized, empowered and directed to enter into a Purchase and Sale Agreement with
the Partnership upon such terms as Home Forward determines appropriate to sell to the
Partnership Multnomah Manor to the Partnership for the Multnomah Manor Purchase Price
and to execute and deliver any and all documents as may be required to sell Multnomah
Manor to the Partnership;
RESOLVED FURTHER, Home Forward, in its capacity as the general partner of the
Partnership, is hereby authorized, empowered and directed to enter into a Purchase and
Sale Agreement with Home Forward to acquire Multnomah Manor from Home Forward for
the Multnomah Manor Purchase Price and to execute and deliver any and all documents
as may be required to acquire Multnomah Manor;
RESOLVED FURTHER, Home Forward, in its capacity as the general partner of the
Partnership and/or its own corporate capacity, is hereby authorized, empowered and
directed to take such steps and execute and deliver all documents as may be required to
7
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close on the Multnomah Acquisition Financing, such documents including but not limited
to loan agreements, promissory notes, deeds of trust, covenants, regulatory agreements,
assignment and assumption agreements and all such other documents as may be
required by any provider of the Multnomah Acquisition Financing;
RESOLVED FURTHER, Home Forward, in its capacity as the general partner of the
Partnership and/or its own corporate capacity, is hereby authorized, empowered and
directed to take such steps and execute and deliver such documents as may be required
to obtain the approval of HUD to modify the current Use Restrictions applicable to
Multnomah Manor and to increase the current HUD limitations on cash distributions to the
project owner as well as modifying or replacing its existing Section 8 project-based HAP
Contract and approving an assignment of the HAP Contract to the Partnership;
RESOLVED FURTHER, Home Forward, in its capacity as the general partner of the
Partnership, its own corporate capacity and/or as sponsor and developer of the Project is
hereby authorized, empowered and directed to take such steps and execute and deliver
all documents as may be required to obtain an award of Tax Credits from Oregon housing
and community services (“OHCS”);
FURTHER RESOLVED, that Home Forward, in its capacity as the general partner of the
Partnership, its own corporate capacity and/or as sponsor and developer of the Project is
authorized, empowered and directed to execute and deliver all such documents as may
be necessary to close on the Bank Loan substantially in accordance with the Banner
Proposal, such documents including but not limited to a Regulatory Agreement,
Renovation and Term Loan Agreement, Promissory Note, Deed of Trust, Assignment of
Rents, Security Agreement and Fixture Filing, Commercial Guaranty, UCC Financing
Statements, Hazardous Waste Warranty and Indemnification Agreement, Assignment of
Architect’s Contract, Assignment of Construction Contracts and Permits, Assignment of
Rights Under Management Agreement, Replacement Reserve and Security Agreement,
Subordination and Attornment Agreement(s), Priority Agreement, Certificate of General
Partner and any and all such other documents as may be required or advisable in
connection with the closing of the Bank Loan;
FURTHER RESOLVED, that Home Forward, in its capacity as the general partner of the
Partnership, its own corporate capacity and/or as sponsor and developer of the Project is
authorized, empowered and directed to execute and deliver all such documents as may
be necessary to admit the Equity Investor into the Partnership substantially in accordance
with the Equity Term Sheet, such documents including but not limited to an Amended and
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Restated Limited Partnership Agreement, Asset Management Agreement, Services
Agreement, Partnership Management Agreement, Developer Services Agreement,
Guaranty, Option and Right of First Refusal and any and all such other documents as may
be required or advisable in connection with the admission of the Equity Investor as a
limited partner in the Partnership;
FURTHER RESOLVED, that Home Forward, in its capacity as the general partner of the
Partnership, its own corporate capacity and/or as sponsor and developer of the Project is
authorized, empowered and directed to execute and deliver all such documents as may
be necessary to close on the Portland housing bureau (“PHB”) loan such documents
including but not limited to a Regulatory Agreement, Loan Agreement, Promissory Note,
Deed of Trust, Assignment of Rents, Security Agreement and Fixture Filing and any and all
such other documents as may be required or advisable in connection with the closing of
the PHB Loan; and.
FURTHER RESOLVED, that Home Forward, in its capacity as the general partner of the
Partnership, its own corporate capacity and/or as sponsor and developer of the Project is
authorized, empowered and directed to execute and deliver all such documents as may
be necessary to make the Home Forward Contribution, utilize the Reserves and Cash Flow
as sources of Project financing.
RESOLVED FURTHER, Michael Buonocore, is hereby authorized to execute on behalf of
Home Forward any and all documents, instruments, or certificates necessary or advisable
in connection with the foregoing.
RESOLVED FURTHER, the Commissioners hereby ratify any expenditure of funds and
any actions taken prior to the date of this resolution on behalf of Home Forward in regard
to the transactions described herein.
ADOPTED: OCTOBER 18, 2016
Attest:

Home Forward:

___________________________________
Michael Buonocore, Secretary

____________________________________
James M. Smith, Chair
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MEMORANDUM

Board of Commissioners

To:

From

:

Mike Andrews, Director,
Development and Community
Revitalization
503.802.8507
Lewis Lyles, Project Manager,
Development and Community
Revitalization
503.802.8484

Date:

Subject:

October 18, 2016
Authorize Construction Services
Amendment to the Guaranteed
Maximum Price of the DesignBuild Contract for Repair and
Renovation Work at Gladstone
Square and Multnomah Manor
Apartments
Resolution 16-10-04

The Board of Commissioners is requested to authorize the executive director or his
designee to amend the design-build contract with LMC, Incorporated to begin the
construction phase of the preservation and rehabilitation of Gladstone Square and
Multnomah Manor. This authorization will allow the execution of the construction phase
amendment in the amount not to exceed $9,135,767.
Physical improvements to Gladstone Square and Multnomah Manor support the current
Strategic Plan’s One Portfolio by using financing structuring to leverage funds for
preservation.
Home Forward’s preservation strategy is to preserve the existing 101 affordable housing
apartments at these two properties by correcting construction failures. These failures
increase maintenance costs, impact the safety of the housing units, and are an ongoing
disturbance to residents.
ISSUE
In November 2015, the Home Forward board of commissioners authorized the designbuild contract with LMC, Incorporated to begin programming (scope development) and
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cost estimating in the amount of $84,875 (Resolution 15-11-05). A second contract
modification or amendment to support the preconstruction, construction document and
construction administration phases was authorized in the amount of $242,113 (Resolution
16-04-05).
This amendment of $9,135,767 for construction services will result in a new guaranteed
maximum price (“GMP”) of $9,462,755. The amount requested through this contract
authorization is in the current development budget, including hard contingency.
Home Forward has established an aspirational goal of 20% participation by MinorityOwned, Women-Owned & Emerging Small Businesses (M/W/ESBs) certified by the State
of Oregon and an aspirational goal of 10% for Section 3 businesses for this project. The
design-build procurement process contributed to LMC’s success in achieving 49%
M/W/ESB participation and 11% Section 3 participation for Gladstone Square and
Multnomah Manor combined.
Financing for the project will utilize 4% Low Income Housing Tax Credits (“LIHTC”), tax
exempt bonds and Home Forward equity. Home Forward will provide seller financing for
the properties. The acquisition basis will increase LIHTC equity by approximately forty
percent. Rental revenues recently increased with 21 additional project-based vouchers at
Gladstone Square (the property originally had three project-based units and now has a
total of 24). We plan to obtain HUD approval for a budget-based rent increase for
Multnomah Manor. Additionally, the Portland Housing Bureau will allow assumption of the
existing $1.08 million cash-contingent loan for Gladstone Square or renew and consolidate
that loan balance with the new $1 million CDBG loan.

Total

101
Per Unit

79,572
Per SF

6,936,979
5,755,000

68,683
56,980

87
72

Sources
Limited Partner Equity
Bonds Primary
2
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Deferred Developer Fee
Seller (HF) Financing Loan
PHB Existing Loans
PHB CDBG Loan
Home Forward Cash
Project Reserve Funds
Project NOI

300,000
4,220,074
1,083,043
1,000,000
1,009,589
272,075
407,064

2,970
41,783
10,723
9,901
9,996
2,694
4,030

4
53
14
13
13
3
5

20,983,824

207,761

264

Acquisition Costs

7,077,500

70,074

89

Construction Costs

9,462,755

93,691

119

Development Costs

310,594

3,075

4

1,852,865

18,345

23

148,900

1,474

2

0

0

0

95,400

945

1

Tax Credit Fees

211,759

2,097

3

Bond Issuance Fees

138,575

1,372

2

Interest

712,490

7,054

9

Reserves & Contingency

972,986

9,634

12

Total Sources

Uses

General Fees
Construction Loan Costs/Fees
Bridge Loan Fees
Permanent Loan Fees

Total Uses

20,983,824

207,761

264

Surplus or (Gap)

0

0

0

3
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RESOLUTION 16-10-04
RESOLUTION 16-10-04 AUTHORIZES THE EXECUTIVE DIRECTOR OR HIS
DESIGNEE TO AMEND THE DESIGN-BUILD CONTRACT WITH LMC,
INCORPORATED TO BEGIN THE CONSTRUCTION PHASE OF THE PRESERVATION
AND REHABILITATION OF GLADSTONE SQUARE AND MULTNOMAH MANOR
WHEREAS, Home Forward, a housing authority and a public body corporate and politic of
the State of Oregon, seeks to encourage the provision of long term housing for low-income
persons residing in Multnomah County, Oregon; and
WHEREAS, ORS 456.065 defines “housing project” to include, among other things, “any
work or undertaking . . . [t]o provide decent, safe and sanitary urban or rural housing for
persons or families of lower income”; and
WHEREAS, Gladstone Square is a multifamily residential rental facility located at 12020 SE
Gladstone Street in Portland, Oregon consisting of 48 dwelling units and Multnomah
Manor is a multifamily residential rental facility located at 9110 NE Hassalo Street in
Portland, Oregon consisting of 53 dwelling units (together, the “Project”) totaling 101 units;
and
WHEREAS, Home Forward is General Partner of Square Manor Limited Partnership,
which intends to acquire Gladstone Square and Multnomah Manor, complete rehabilitation
and operate both properties as affordable housing; and
WHEREAS, in September 2015, Home Forward’s Board of Commissioners, acting as the
Contract Review Board, approved the exemption from competitive bidding requirements
and directed staff to initiate a design-build contractor selection process; and
WHEREAS, Home Forward contracting rules require the Home Forward Board of
Commissioners approval for contracts and contract amendments in excess of $100,000,
4
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NOW, THEREFORE, BE IT RESOLVED, that the Board of Commissioners of Home
Forward hereby authorizes the Executive Director, or his designee, to execute an
amendment in an amount not to exceed $9,135,767 for construction services to the
Gladstone and Multnomah Manor design-build contract with LMC, Inc.
ADOPTED: OCTOBER 18, 2016
Attest:

Home Forward:

Michael Buonocore, Secretary

James M. Smith, Chair

5
Home Forward Board of Commissioners
October 2016

65

MEMORANDUM
To:

Board of Commissioners

Date:

October 18, 2016

From:

Mike Andrews, Director,
Development and Community
Revitalization
503.802.8507

Subject:

Authorizing Home Forward’s
participation in HUD’s Rental
Assistance Demonstration (“RAD”)
program with respect to the Bud
Clark Commons, Fairview Oaks,
Fairview Woods, The Jeffrey,
Madrona Place, The Martha
Washington, and Rockwood Station
projects; authorizing the amendment
of agreements to address
requirements of HUD’s Rental
Assistance Demonstration program;
and determining related matters
Resolution 16-10-05

Ben Loftis, Development Finance
Coordinator, Development and
Community Revitalization
503.802.8510

The Board of Commissioners is requested to approve a resolution authorizing the
execution and delivery of documents by Home Forward, on its own behalf and in its
capacity as general partner of various limited partnerships, in connection with the
conversion of certain public housing projects under the Rental Assistance Demonstration
(“RAD”) program being administered by the U.S. Department of Housing and Urban
Development (“HUD”).
This action supports the Strategic Plan’s One Portfolio by using financing structuring to
leverage funds for preservation.
ISSUE
Since 2007, it has been a stated goal of Home Forward to reposition our existing portfolio
of rental housing in order to preserve our ownership of existing units, improve the physical
and financial condition of the portfolio, and to continue to serve households living with low
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and extremely low incomes. Over time, the board has acted to authorize a variety of
strategies and tactics aimed at accomplishing our broader goals. The table below
illustrates a few of these prior authorizations.
Initiative
Public Housing
Preservation Initiative



Conversion or Subsidy
Change (Section 18
process combined
with new project
based vouchers)

Description of Initiative and Goals
Replace units that are inherently inefficient to
operate with more efficient housing stock.
Address unmet and unfunded capital needs
across the portfolio.
Bring back unused public housing subsidy or
“banked” units to increase the current public
housing supply

BOC Action
Resolution #:
07-07-02
Jul-2007

Affirmed the prior preservation goals

Resolutions #:
09-01-03
Jan-2009
11-03-02
Mar-2011

Increase the level of federal subsidy to a point
viable to maintain our portfolio of rental housing
that serves low-income households. We currently
estimate this increase to be $3.5 million.
Home Forward will continue to own or control
each of the properties involving these units.
Existing residents will see no practical regulatory
impact and will be held harmless financially as a
result of this change of subsidy.

American Recovery
and Reinvestment Act
(ARRA)

Accepted $9,733,309 in ARRA funds for the
preservation of existing family public housing
projects and the creation of Bud Clark Commons.

Resolutions #:
09-04-01
Apr-2009
09-06-02
Jun-2009

Local Blended
Subsidy

Local operating subsidy initiative designed to blend
public housing and Section 8 resources into a
single program for the purpose of creating
reasonable and reliable operating support.

Resolution #:
10-12-02
Dec-2010

HOPE VI
Redevelopment of
Hillsdale Terrace

Won a HOPE VI grant to leverage the
redevelopment of Hillsdale Terrace, the remaining
severely distressed public housing property
suitable for razing and redeveloping.

Resolution #:
11-06-10
Jun-2011
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Rental Assistance
Demonstration (RAD)

Affirmed the prior preservation goals
Converts existing public housing to either Projectbased Voucher or Project-based Rental
Assistance
Supports basic real estate development, finance
and management concepts

Resolutions #:
13-12-09
Dec-2013
15-07-01
Jul-2015

As a result of these initiatives, the physical and financial condition of the portfolio has
improved, consistent with the desired outcomes set by the board.
In pursuit of goals similar to those that guide Home Forward, HUD created RAD to allow
housing authorities to convert existing public housing to either a project-based Section 8
or project-based rental assistance. Each platform is more commonly understood within
the larger affordable housing industry and, unlike public housing, each platform supports
basic real estate development, finance and management concepts. RAD represents
another means by which Home Forward can reposition our real estate portfolio.
As authorized previously by the board, we have submitted RAD applications for Bud Clark
Commons, Fairview Oaks and Woods, The Jeffrey, Madrona Place, Martha Washington
Apartments and Rockwood Station. We have worked with HUD on these six applications
and are seeking board authorization to convert the existing public housing to projectbased Section 8 assistance.
The following is a summary of each property.
Bud Clark Commons. Home Forward is the general partner of RAC Housing Limited
Partnership (the “BCC Partnership”), which limited partnership developed an affordable
rental housing project located at 655 SW Hoyt Street, in Portland, Oregon, and commonly
known as The Apartments at Bud Clark Commons (the “BCC Project”). The BCC Project
was developed on property owned by Home Forward that was leased by Home Forward
to the BCC Partnership. All of the 130 units of rental housing in the BCC Project currently
are administered as public housing units pursuant to the First Amendment to the MixedFinance Amendment to Consolidated Annual Contributions Contract dated March 28,
2012, between Home Forward and HUD, and an Amended and Restated Regulatory and
Operating Agreement for Mixed Income Project dated as of March 28, 2012, between
Home Forward and BCC Partnership. The initial development of the BCC Project was
financed with capital contributed by the partners of BCC Partnership and various loans.
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The loans for the BCC Project that remain outstanding include: a loan from the Home
Forward funded with proceeds of tax-exempt bonds; a loan from Home Forward funded
with proceeds of taxable bonds; a loan from Home Forward funded by proceeds of a HUD
Capital Fund Recovery Competitive grant; and a loan from Home Forward funded with
money derived under the Oregon Business Energy Tax Credit pass-through program.
Fairview. Home Forward owns an apartment complex located at 22701 NE Halsey Street,
in Fairview, Oregon, commonly known as Fairview Oaks Apartments and Fairview Woods
Apartments (the “Fairview Project”). Forty of the 328 units of rental housing in the Fairview
Project currently are administered as public housing units pursuant to the ACC. The only
loan for the Fairview Project that remains outstanding is a loan from Walker & Dunlop.
The Jeffrey. Home Forward is the general partner of The Jeffrey Apartments Limited
Partnership (the “Jeffrey Partnership”), which limited partnership developed an affordable
rental housing project located at 1201 SW 11th Avenue, in Portland, Oregon, and
commonly known as The Jeffrey (the “Jeffrey Project”). Twenty of the 80 units of rental
housing in the Jeffrey Project currently are administered as public housing units pursuant
to a Mixed-Finance Amendment to Consolidated Annual Contributions Contract dated
[February 26, 2010], between Home Forward and HUD, and a Regulatory and Operating
Agreement for Mixed Income Project dated as of [February 26, 2010], between Home
Forward and Jeffrey Partnership. The initial development of the Jeffrey Project was
financed with capital contributed by the partners of Jeffrey Partnership and various loans.
The only loan for the Jeffrey Project that remains outstanding is a loan from the Portland
Housing Bureau.
Madrona Place. Home Forward owns an apartment complex located at 17810 E. Burnside
Street, in Portland, Oregon, commonly known as Madrona Place Apartments (the
“Madrona Project”). Forty-Five of the 45 units of rental housing in the Madrona Project
currently are administered as public housing units pursuant to the ACC. The only loan for
the Madrona Project that remains outstanding is a loan from PNC.
Martha Washington. Home Forward is the general partner of 1115 SW 11th Avenue
Limited Partnership (the “MW Partnership”), which limited partnership acquired and
rehabilitated an affordable rental housing project located at 1115 SW 11th Avenue, in
Portland, Oregon, and commonly known as The Martha Washington Apartments (the “MW
Project”). Twenty-five of the 108 units of rental housing in the MW Project currently are
administered as public housing units pursuant to a Mixed-Finance Amendment to
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Consolidated Annual Contributions Contract dated August 7, 2009, between Home
Forward and HUD, and a Regulatory and Operating Agreement for Mixed Income Project
dated as of August 7, 2009, between Home Forward and MW Partnership. The initial
development of the MW Project was financed with capital contributed by the partners of
MW Partnership and various loans. The loans for the MW Project that remain outstanding
include: a loan from the Portland Housing Bureau; a loan from Home Forward funded with
money under Home Forward’s Public Housing Preservation Initiative; and a loan from
Home Forward funded from various sources (including grants from Multnomah County,
Enterprise Community Partners, the State of Oregon Office of Housing and Community
Service, and the State of Oregon Department of Mental Health, Addictions and Mental
Health).
Rockwood Station. Home Forward owns an apartment complex located at 19100 E.
Burnside Street, in Portland, Oregon, commonly known as Rockwood Station Apartments
(the “RWS Project”). Twenty-five of the 195 units of rental housing in the RWS Project
currently are administered as public housing units pursuant to the ACC. The only loan for
the Rockwood Station Project that remains outstanding is a loan from Walker & Dunlop.
Home Forward has applied to HUD to allow the BCC Project, the Fairview Project, the
Jeffrey Project, the Madrona Project, the MW Project, and the RWS Project (collectively,
the “Projects”) to be converted from public housing projects to project-based Section 8
projects under the RAD program. HUD has approved the conversions, subject to the
meeting of certain conditions by the various limited partnerships and Home Forward.
Conditions include amendments to certain provisions of partnership agreements, loan
documents, and certain existing public housing agreements and certain RAD program
agreements.
The READ committee has vetted the conversion of the public housing properties to project
based Section 8 properties using the RAD program and the issue has been discussed with
board as a whole.
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RESOLUTION 16-10-05
RESOLUTION 16-10-05 AUTHORIZES HOME FORWARD’S PARTICIPATION IN HUD’S
RENTAL ASSISTANCE DEMONSTRATION PROGRAM WITH RESPECT TO THE BUD
CLARK COMMONS, FAIRVIEW OAKS, FAIRVIEW WOODS, THE JEFFREY, MADRONA
PLACE, THE MARTHA WASHINGTON, AND ROCKWOOD STATION PROJECTS;
AUTHORIZING THE AMENDMENT OF AGREEMENTS TO ADDRESS REQUIREMENTS
OF HUD’S RENTAL ASSISTANCE DEMONSTRATION PROGRAM; AND DETERMINING
RELATED MATTERS
WHEREAS, Home Forward seeks to encourage the provision of long-term housing for low
income persons residing in the City of Portland, Oregon;
WHEREAS, Home Forward and the U.S. Department of Housing and Urban Development
(“HUD”) are parties to that certain Consolidated Annual Contributions Contract (ACC) (Form
HUD-53012A and Form HUD-53012B) Number 105, dated May 4, 2004 (the “ACC”), relating
to public housing activities administered by Home Forward;
WHEREAS, Home Forward owns a 328-unit apartment complex in Fairview, Oregon,
commonly known as Fairview Oaks Apartments and Fairview Woods Apartments (the
“Fairview Project”), and administers 40 of such units as public housing units pursuant to
the ACC;
WHEREAS, Home Forward is the sole member of Madrona Place LLC, which owns a 45unit apartment complex in Portland, Oregon, commonly known as Madrona Place
Apartments (the “Madrona Project”), and administers 45 of such units as public housing
units pursuant to the ACC;
WHEREAS, Home Forward owns a 195-unit apartment complex in Portland, Oregon,
commonly known as Rockwood Station Apartments (the “RWS Project”), and administers
25 of such units as public housing units pursuant to the ACC;
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WHEREAS, Home Forward is the general partner of RAC Housing Limited Partnership (the
“BCC Partnership”), which limited partnership developed a 130-unit affordable rental
housing project in Portland, Oregon, commonly known as The Apartments at Bud Clark
Commons (the “BCC Project”);
WHEREAS, all of the rental housing units in the BCC Project currently are administered as
public housing units pursuant to the First Amendment to the Mixed-Finance Amendment
to Consolidated Annual Contributions Contract dated March 28, 2012, between Home
Forward and HUD, and an Amended and Restated Regulatory and Operating Agreement
for Mixed Income Project dated as of March 28, 2012, between Home Forward and BCC
Partnership;
WHEREAS, Home Forward is the general partner of The Jeffrey Apartments Limited
Partnership (the “Jeffrey Partnership”), which limited partnership developed an 80-unit
affordable rental housing project in Portland, Oregon, commonly known as The Jeffrey (the
“Jeffrey Project”);
WHEREAS, 20 of the rental housing units in the Jeffrey Project currently are administered
as public housing units pursuant to a Mixed-Finance Amendment to Consolidated Annual
Contributions Contract dated [February 26, 2010], between Home Forward and HUD, and
a Regulatory and Operating Agreement for Mixed Income Project dated as of [February 26,
2010], between Home Forward and Jeffrey Partnership;
WHEREAS, Home Forward is the general partner of 1115 SW 11th Avenue Limited
Partnership (the “MW Partnership”), which limited partnership acquired and rehabilitated a
108-unit affordable rental housing project in Portland, Oregon, commonly known as The
Martha Washington Apartments (the “MW Project”);
WHEREAS, 25 of the rental housing units in the MW Project currently are administered as
public housing units pursuant to a Mixed-Finance Amendment to Consolidated Annual
Contributions Contract dated August 7, 2009, between Home Forward and HUD, and a
Regulatory and Operating Agreement for Mixed Income Project dated as of August 7,
2009, between Home Forward and MW Partnership;
WHEREAS, Home Forward applied to HUD to allow the BCC Project, the Fairview Project,
the Jeffrey Project, the Madrona Project, the MW Project, and the RWS Project
(collectively, the “Projects”) to be converted from public housing projects to project-based
Section 8 projects under HUD’s Rental Assistance Demonstration (“RAD”) program, and
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HUD has approved of such conversions, subject to the meeting of certain conditions by
Home Forward and by the BCC Partnership, the Jeffrey Partnership and the MW
Partnership (collectively, the “Partnerships”);
WHEREAS, in connection with the conversion from public housing subsidies to projectbased Section 8 subsidies for the Projects, certain provisions of the Partnerships’ partnership
agreements, as well as certain loan documents and related documents pertaining to the
Projects, must be amended, certain existing public housing agreements must be terminated,
and certain RAD program agreements must be entered;
WHEREAS, based on the consideration of funding sources available for the Projects, the
need for affordable housing in the areas served by Home Forward, and other matters, it is
necessary that Home Forward proceed with the transactions described in this resolution; and
WHEREAS, ORS 456.135 authorizes Home Forward to delegate to one or more of its
agents and employees such powers as it deems proper;
NOW, THEREFORE, BE IT RESOLVED:
1.

Organizational Documents. Home Forward's Executive Director and Home Forward's
Chief Financial Officer (each, an "Authorized Officer" and, collectively, the "Authorized
Officers"), and each of them acting alone, are authorized and directed to negotiate,
execute, deliver and, if applicable, file (or cause to be executed and delivered and, if
applicable, filed) on behalf of Home Forward an amendment to the limited partnership
agreement of each Partnership to remove references to public housing requirements,
to insert references to RAD program requirements, and to make other revisions to
such agreement as any Authorized Officer determines to be necessary or desirable to
accomplish the conversion of each Partnership's Project from a public housing project
to a project-based Section 8 project.

2.

Amendments to Lease for the BCC Project. The Authorized Officers (and each of
them acting alone) are authorized to negotiate, execute, deliver and, if applicable, file
(or cause to be executed, delivered and, if applicable, filed) on behalf of Home
Forward (acting on its own behalf or in its capacity as general partner of the BCC
Partnership): (i) an amendment to the Lease Agreement between Home Forward and
the BCC Partnership to remove references to public housing requirements, to insert
references to RAD program requirements, and to make other revisions to such
agreement as any Authorized Officer determines to be necessary or desirable to
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accomplish the conversion of the Project from a public housing project to a projectbased Section 8 project; and (ii) an amendment to any memorandum of lease
agreement between Home Forward and the BCC Partnership to reflect amendments
made to such Lease Agreement.
3.

Existing Loan Documents and HUD Documents. The Authorized Officers (and each of
them acting alone) are authorized and directed to negotiate, execute, deliver and, if
applicable, file (or cause to be executed and delivered and, if applicable, filed) on
behalf of Home Forward (acting on its own behalf or in its capacity as general partner
of each Partnership, as applicable): (i) those documents described in Exhibit A under
the headings "Existing Loan Documents" and "HUD Documents" as the apply to
Home Forward and/or each Partnership and Project; (ii) such other documents
relating to the loans pertaining to the Projects as any Authorized Officer determines to
be necessary or desirable to accomplish the conversion of the Projects from public
housing projects; and (iii) any document not described in Exhibit A under the heading
"HUD Documents" that HUD requires in connection with such conversions.

4.

Supplemental Authorization. The Authorized Officers, and each of them acting alone,
are authorized on behalf of Home Forward (acting on its own behalf or in its capacity
as general partner of the Partnerships, as applicable) to: (i) determine that any
document authorized by this resolution is, at the time such document otherwise would
be executed, no longer necessary or desirable and, based on such determination,
cause Home Forward and/or any Partnership not to execute or deliver such
document; (ii) negotiate, execute and deliver and, if applicable, file (or cause to be
delivered and/or filed) any government forms, affidavits, certificates, letters,
documents, agreements and instruments that such officer determines to be
necessary or advisable to give effect to this resolution and to consummate the
transactions contemplated herein; and (iii) cause Home Forward and/or any
Partnership to expend such funds as are necessary to pay for all filing fees, application
fees, registration fees and other costs relating to the actions authorized by this
resolution.

5.

Acting Officers Authorized. Any action required by this resolution to be taken by the
Executive Director or Chief Financial Officer may, in such person's absence, be taken
by any employee of Home Forward that has been designated by the Executive
Director to act in the absence of the Executive Director or Chief Financial Officer.
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6.

Changes to Titles or Parties. While the titles of and parties to the various documents
listed in Exhibit A hereto may change, no change to such titles or parties shall affect
the authority conferred by this resolution to execute, deliver, file (if required), enforce
and perform the documents in their final form.

7.

Ratification and Confirmation. All actions of Home Forward and its officers prior to the
date hereof and consistent with the terms of this resolution are ratified and confirmed.

8.

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

ADOPTED:

OCTOBER 18, 2016

Attest:

Home Forward:

Michael Buonocore, Secretary

James M. Smith, Chair
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EXHIBIT A
TRANSACTION DOCUMENTS
HUD Documents
(a)

Rental Assistance (RAD) Conversion Commitment (Public Housing and Section 8
Moderate Rehabilitation (Mod Rehab) Program Conversions; First Component)
between HUD and the Project owner (i.e. Home Forward or a Partnership), together
with any necessary or desirable amendments thereof;

(b)

Rental Assistance Demonstration Use Agreement among Home Forward, each
Project owner and HUD, together with the Rider to Use Agreement Relating to
Foreclosure (for PBV and PBRA RAD conversions from Public Housing) among
Home Forward, a Partnership (if applicable) and HUD;

(c)

PBV Housing Assistance Payments Contract New Construction or Rehabilitation
between each Project owner and HUD, together with Rental Assistance
Demonstration (RAD); Rider to the Section 8 Project Based Voucher Program (PBV)
Housing Assistance Payments (HAP) Contract for New Construction or Rehabilitated
Housing (Public Housing Conversions; First Component) between each Project
owner and Home Forward, the LIHTC Rider to Housing Assistance Payment
Contract (for PBV RAD conversions from Public Housing) among each Partnership,
Home Forward and HUD, and the Lender Rider to Housing Assistance Payment
Contract (for PBV RAD conversions from Public Housing) among a Project lender,
each Partnership (if applicable), Home Forward and HUD;

(d)

Consolidated Owner Certification - Rental Assistance Demonstration by Home
Forward and, if applicable, each Partnership;

(e)

Certification and Assurances by Home Forward and, if applicable, each Partnership;

(f)

Termination of Mixed Finance Amendment to Annual Contributions Contract with
respect to each Project between Home Forward and HUD;

(g)

Termination of Regulatory and Operating Agreement between Home Forward and
each Partnership;

Existing Loan Documents
(h)

Subordination agreements for each Project listing the relative priorities of HUD's
Rental Assistance Demonstration Use Agreement and existing encumbrances;

(i)

Amendments to existing loan documents, all as necessary or desirable to remove
references to public housing requirements and to insert references to RAD program
requirements; and

(j)

Amendments to the loan or grant agreements, and related documents, for loans and
grants underlying Home Forward's various loans to the Partnerships, all as
necessary or desirable to remove references to public housing requirements and,
where applicable, to insert references to RAD program requirements.
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CERTIFICATE
I, the undersigned, the duly chosen, qualified and acting Executive Director and
Secretary of Home Forward and keeper of the records of Home Forward, CERTIFY:
1.

That the attached Resolution 16-10-05 (the “Resolution”) is a true and correct
copy of the resolution of the Board of Commissioners of Home Forward, as
adopted at a meeting of Home Forward held on October 18, 2016, and duly
recorded in the minute books of Home Forward.

2.
That such meeting was duly convened and held in all respects in accordance
with law, and, to the extent required by law, due and proper notice of such meeting was
given; that a quorum was present throughout the meeting and a majority of the members of
the Board of Commissioners of Home Forward present at the meeting voted in the proper
manner for the adoption of the Resolution; that all other requirements and proceedings
incident to the proper adoption of the Resolution have been duly fulfilled, carried out and
otherwise observed, and that I am authorized to execute this Certificate.

IN WITNESS WHEREOF, I have hereunto set my hand on October 18, 2016.
HOME FORWARD

Michael Buonocore, Executive Director and
Secretary
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STAFF REPORTS
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Procurement & Contracts Department
MONTHLY CONTRACT REPORT
Contracts Approved 8/1/16 - 9/30/16

CONSTRUCTION & MAINTENANCE SERVICES

Contract #

Amend #

Contractor

C1749

0

North Pacific
Construction &
Remodeling, Inc.

C1711

0

RJ Ramos
Construction Co.

Subtotal

Contract Amount

$

$

$

1,403,200.00

Description

Dept.

Execution Date

Expiration Date

Harold Lee Village Alterations, RFB 06/16315

DCR

8/23/2016

6/30/2017

FAAM

9/16/2016

12/31/2016

Capital improvements & renovations at
Madison House, 9352 SE Madison Street.
43,270.00 Expenses will be reimbursed per DHS CIP
agreement (HF contract #C1688); Informal: 3
bids
1,446,470.00

2

GOODS & SERVICES

Contract #

Amend #

Contractor

C1748

0

Central City
Concern

Contract Amount

$

7,800.00

$

7,800.00

Description

Dept.

Execution Date

Expiration Date

Cleaning First Floor Public Bathroom at New
Market West

FAAM

8/23/2016

8/14/2017

1

Total
PERSONAL SERVICES

Contract #

Amend #

Contractor

Description

Dept.

Execution Date

Expiration Date

C1747

0

KPFF, Inc

$

14,900.00

Alta Survey - N Interstate Ave

DCR

8/1/2016

2/1/2017

C1717

0

Human Solutions,
Inc.

$

353,395.00

Housing Search Advocate positions (2 FTE)
Rent
RFP 02/16-305
Assistance

8/8/2016

12/31/2017

C1718

0

Transition Projects,
$
Inc.

171,605.00

Housing Search Advocate position (1 FTE)
RFP 02/16-305

Rent
Assistance

8/22/2016

12/31/2017

C1740

0

RFM, LLC

Estimated at $85,000
Cell Tower Management Services for Home
Prop Mgmt
(30% of all cell tower
Forward
lease proceeds)

8/23/2016

8/1/2017

C1703

0

Domenica
Gonzales

$

35,000.00

Program Coordinator for New Columbia
Community
Food Equity & Youth Empowerment Program Services

8/24/2016

4/30/2017

C1719

0

O'Neill/Walsh
Community
Builders

$

2,028,707.00

DCR

8/24/2016

2/17/2019

C1751

0

Rent
Assistance

9/1/2016

6/30/2017

C1754

0

Wayne Scott

$

45,000.00

Trauma-informed care training for Home
Forward staff

DBS-HR

9/1/2016

8/31/2018

0

Portland State
University, School
of Social Work

$

45,000.00

Trauma-informed care training (Mandy
Davis, LCSW)

DBS-HR

9/7/2016

8/31/2018

C1759
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Transition Projects,
$
Inc

Design-Build agreement for Grand Ave
construction project, Emergency

59,004.00 Assistance to veterans with VASH vouchers
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C1753

0

Wayne Scott

$

25,000.00

Trauma-informed care training

Community
Services

9/8/2016

8/31/2018

C1758

0

Portland State
University, School
of Social Work

$

25,000.00

Trauma-informed care training (Mandy
Davis, LCSW)

Community
Services

9/8/2016

8/31/2018

C1757

0

Bijan Designs

$

4,080.00

Fairview Woods drawing conversion
AutoCAD format

DCR

9/12/2016

11/30/2016

C1764

0

PBS Engineering &
$
Environmental, Inc.

7,800.00

Comprehensive Hazardous Building
Materials survey on Multnomah Manor and
Gladstone Square

DCR

9/27/2016

9/21/2017

$

2,814,491.00

Subtotal

13

AMENDMENTS TO EXISTING CONTRACTS

Contract #

Amend #

Contractor

C1720

1

Portland
Mechanical
Contractors

$

54,320.00

C1727

2

Exteriors Design
Contractors, Inc.

$

Hamilton West Window Replacement;
32,356.00 Added plywood, time for grinding, RFB 03/16309

C1727

3

Exteriors Design
Contractors, Inc.

$

(4,220.00)

C1736

1

Protec, Inc.

$

4,818.00

C1066

1

Otis Elevator

$

55,377.00

C1339

2

Central City
Concern

$

-

C1692

1

C1515

Amanda Morris

Contract Amount

$

3,420.00

1

Harrang Long Gary
$
Rudnick, P.C.

30,000.00

T1355

1

QEDLAB Qualified
Envelope
Diagnostics, Inc.

$

-

C1640

1

Human Solutions,
Inc.

$

-

Description

Dept.

Execution Date

Expiration Date

Emergency plumbing repairs at Holgate
House, Emergency

DCR

8/1/2016

9/16/2016

DCR

8/16/2016

12/12/2016

Hamilton West Window Replacement;
Reduced size of cultured marble sill, RFB
03/16-309

DCR

8/19/2016

12/12/2016

DSX Access Control Improvements at Maple
Mallory

DBS

8/19/2016

12/31/2016

8/22/2016

7/26/2017

Elevator maintenance contract. Cooperative
Prop Mgmt
Procurement - NIPA contract

Amendment to extend MOU to provide
health services and BCC referral

Prop Mgmt

8/24/2016

6/30/2017

Resident services, foot care clinics at Williams Plaza,
Medallion Apts, Gallagher Plaza, Sellwood Center,
Schrunk Riverview Tower, Ruth Haefner Plaza, NW
Tower, Hollywood East, Unthank Plaza, Grace Peck
Terrace, Dahlke Manor, Rosenbaum Plaza, Pearl Court,

Community
Services

8/30/2016

3/31/2017

Agency wide Legal Services; Employment.
RFP 09/14-257

Executive

9/7/2016

12/31/2020

On-call Window Testing Services

DCR

9/9/2016

10/13/2017

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

9/9/2016

6/30/2017

Hamilton West Window Replacement; add
window limiting track; add materials and
labor for fastening clips to concrete shear
wall at 8 windows

DCR

9/19/2016

12/14/2016

C1727

4

Exteriors Design
Contractors, Inc.

$

1,120.00

C1340

2

Outside In

$

-

Amendment to extend MOU to provide
health services and BCC referral

Prop Mgmt

9/19/2016

6/30/2017

C1514

2

Bittner & Hahs PC

$

120,000.00

Agency wide Legal Services; LandlordTenant. RFP 09/14-257

Prop Mgmt

9/20/2016

12/31/2020

C1357

1

G & L Janitorial

$

99,000.00

Janitorial Services at New Market West

Prop Mgmt

9/21/2016

12/31/2017
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Subtotal

$

396,191.00

14

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

Contract #

Amend #

Contractor

Contract Amount

Description

Dept.

Execution Date

Expiration Date

Subtotal

$

-

0

Total

$

4,657,152.00

30
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HOUSEHOLDS SERVED
REPORT
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Households Served
Households Served Through Housing Supports September 2016
All Programs

Rent Assistance
Rent Assistance Vouchers - Home Forward Funded
Tenant Based Vouchers
Project Based Vouchers
Hi Rise Project Based Vouchers
Single Room Occupancy (SRO)/MODS
Family Unification Program
Veterans Affairs Supportive Housing (VASH)
Rent Assistance - PORT IN From Other Jurisdiction
Short Term Rent Assistance Programs
Shelter + Care
Locally Funded Short Term Rent Assistance
MIF Funded Short Term Rent Assistance
Alder School
New Doors
Employment Opportunity Program
Work Systems Inc. - Agency Based Rent Assistance

9,114
01 02 03 04 06 -

5,707
1,314
648
497
90
470
388

Moving to Work
Programs
7,669
5,707
1,314
648

11

463
259
41
4
7

Total Rent Assistance

1,445

497
90
470
388
774

05 -

Non-MTW Programs

52

722
463
259

41
4
7
9,888

7,721

2,167

2,084

-

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

2,084
###
13
14 15 -

1,298
173
63
550

16
17
18

527
89
269
648
281
127
6
29
1,822

1,298
173
63
550
3,798

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

3,798
527
89
269
648
281
127
6
29
1,822

505

505

269
236

269
236
6,387

2,084

4,303

16,275
(1,606)
(89)
14,580

9,805

6,470
(1,606)
(89)
4,775

9,805

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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Total Households Served: Rent Assistance and Occupied Housing Units September 2016
Households Receiving Rent Assistance
Only
7,508
51%

Households Occupying Affordable
Unit/Receiving Shelter Plus Care
89
1%

Households Receiving Short Term Rent
Assistance Only
685
5%

Public Housing Units Occupied *
2,084
14%

Households Receiving Rent Assistance
and Occupying Affordable Housing Units
1,606
11%

Special Needs Shelter Beds (Master
Leased)
236
2%

Affordable Housing Units Occupied Unassisted
Special Needs Units (Master Leased) **
1,822
269
12%
2%

Affordable Housing Units Occupied HUD Multi-Family Project Based
Subsidized ^
281
2%

Total Households Served 14,580
^ Consists of Grace Peck Terrace, Multnomah Manor, Plaza Townhomes, Rosenbaum Plaza, Unthank Plaza
* Includes Local Blended Subsidy
^^ Total Short Term Rent Assistance less the Households Occupying Affordable Units/Receiving Shelter Plus Care
** Special Needs are physical units as occupancy levels that are not reported to Home Forward by service providers master leasing these properties.
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Home Forward - Dashboard Report For September of 2016
Property Performance Measures
1

40

40

0

1

0

15

15

10

0

0

40

Occupancy
Number of
Properties
Public Housing
34
Public Housing Mixed Financed Owned *
2
Public Housing Mixed Finance Tax Credit *
10
Total Public Housing
46
Affordable Owned with PBA subsidy
4
Affordable Owned without PBA subsidy
18
Total Affordable Owned Housing
22
Tax Credit Partnerships
18
Total Affordable Housing
40
Eliminate Duplicated PH Properties/Units
-12
Combined Total PH and AH
74
Special Needs (Master Leased)
32
Special Needs (Shelter Beds)
2
Total with Special Needs
108

Physical
Units
1,355
65
681
2,101
281
1889
2,170
2,406
4,576
-746
5,931
269
236
6,436

Rentable
Units
1,345
65
524
1,934
281
1,889
2,170
2,406
4,576
-589
5,921
269
236
6426

Vacant
Units
12
2
3
17
0
19
19
18
37
-5
49

Occupancy
Percentage
99.1%
100.0%
99.4%
99.1%
100.0%
99.0%
99.1%
99.3%
99.2%
99.2%

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
89
471
12
526
538
434
972
-129
1,314

Unit Mix
3 Bdrm
259
10
62
331
6
164
170
271
441
-72
700

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
281
1,889
2,170
2,406
4,576
-746
5,931

* property/unit counts also included in Affordable Housing Count

Financial
Three months ending 6/30/2016

Per Unit Per Month
Property
Revenue

Public Housing
Affordable Owned
Tax Credit Partnerships

$151.83
$438.69
$291.79

Fiscal YTD ending 6/30/2016

Subsidy
Revenue

Total
Revenue

Operating Expense
w/o HMF

HAP
Management
Fees (HMF)

NOI

$200.34
$124.05
$48.11

$352.17
$562.74
$339.90

$226.14
$250.29
$193.01

$0.00
$5.37
$7.40

$126.03
$307.09
$139.49

Average Unit

Adults no
12.3%
29.5%
11.2%
1.3%
0.4%
61.2%

# of Properties/units Positive # of Properties/units Negative
Net Operating Income (NOI) Net Operating Income (NOI)
21
21
18

984
2,108
2,406

13
1
0

371
62
0

06/30/16
# of
# of
Properties
Properties not
meeting Debt
meeting DCR
Coverage
15
12

2
1

# of
Properties
DCR Not
Applicable
6
5

Public Housing Demographics
Households
Average

# of

% of

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

487
818
383
80
17
2,046

23.8%
40.0%
18.7%
3.9%
0.8%
100.0%

2.2
1.8
2.3
3.0
3.3
2.1

1.8
1.5
1.8
2.4
2.4
1.7

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

5,905
4,229
2,469
1,799
412
143
14,957

39.5%
28.3%
16.5%
12.0%
2.8%
1.0%
100.0%

1.9
2.1
2.3
2.5
2.6
2.5
2.1

1.4
1.5
1.6
1.7
1.6
1.6
1.6

% Family Type (head of household)
Family with
Elderly
Disabled
11.5%
10.5%
7.5%
2.6%
0.4%
38.8%

0.5%
9.9%
5.5%
0.3%
0.1%
19.3%

7.2%
20.1%
5.9%
0.4%
0.1%
37.3%

1.8%
3.1%
2.3%
1.3%
0.3%
0.1%
8.8%

14.2%
13.6%
5.7%
2.8%
0.5%
0.3%
37.0%

Black African
American
7.6%
11.7%
4.4%
1.4%
0.3%
29.4%

White
10.4%
20.2%
10.4%
1.0%
0.2%
47.8%

Race % (head of household)
Native
Hawaiian/
Asian
American
Pacific Islnd
1.0%
0.4%
0.5%
1.6%
1.5%
0.5%
1.0%
0.8%
0.4%
0.0%
0.2%
0.0%
0.0%
0.0%
0.0%
4.0%
3.4%
1.5%

12.6%
18.8%
1.9%
0.9%
0.6%
8.8%
13.7%
1.3%
1.0%
0.4%
4.8%
7.9%
0.7%
0.8%
0.2%
3.6%
5.3%
0.4%
0.6%
0.2%
0.8%
1.2%
0.1%
0.1%
0.1%
0.4%
0.3%
0.1%
0.1%
0.0%
31.0%
47.1%
4.4%
3.6%
1.5%
* Race and enthnicity are not required fields on the Waitlist Application in Yardi

Hispanic/ Latino
3.9%
4.4%
1.8%
1.2%
0.2%
14.0%

3.6%
2.4%
1.8%
1.6%
0.3%
0.1%
9.8%

1.2%
0.6%
0.4%
0.3%
0.1%
0.0%
2.6%

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)

502
34
17
19
9
1,212
1,080
17.6
1
39
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Home Forward - Dashboard Report For September of 2016
Rent Assistance Performance Measures
Utilization and Activity

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

Vouchers

Vouchers

7,104
1,999
512
9,615

6,597
1,962
497
62,784

Current Month Status
Average
Utilization
Voucher
93%
98%
97%
653%

$655
$657
$443
$93

Current Month Activity
HUD Subsidy
Over(Under)

Remaining
Waiting List

Waiting List
Names

$379,001
$178,455

176

162

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

New Vouchers

Vouchers

Voucher
Inspections

Utilization

Average
Voucher

36
13
6
55

32
20
8
60

459
106
113
678

93%
99%
97%
95%

$633
$646
$447
$626

Disabled Not
Elderly
4.5%
16.6%
8.4%
3.9%
0.3%
0.0%
33.7%

Black

White

Native

Asian

Hawaiian/

Hispanic

7.1%
12.8%
7.5%
6.6%
1.4%
0.0%
35.4%

8.1%
20.2%
13.3%
7.4%
0.9%
0.1%
50.0%

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

0.4%
2.9%
1.3%
0.7%
0.0%
0.0%
5.4%

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

1.2%
2.3%
1.2%
1.0%
0.2%
0.0%
5.8%

$557,456

-$38,164
$809,123
$23,881
$794,840

Vouchers

469
189
74
732

386
169
71
626

Demographics
% Family Type (head of household)

Households

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

% of
# of
Househol
Households
ds
1,129
17.6%
2,530
39.4%
1,539
24.0%
1,050
16.4%
164
2.6%
8
0.1%
6,420
100.0%

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

% of
# of
Househol
Households
ds
514
26.1%
792
40.2%
452
23.0%
197
10.0%
11
0.6%
2
0.1%
1,968
100.0%

Average Family Size
2.1
2.0
2.3
2.9
3.2
3.3
2.2

Average Unit Size
1.9
1.9
2.0
2.3
2.7
2.6
2.0

Adults no
Children
9.2%
27.7%
14.7%
6.6%
0.9%
0.0%
59.1%

Average Unit Size
1.3
1.3
1.4
1.8
2.2
3.0
1.4

Adults no
Children
19.8%
33.5%
19.1%
5.9%
0.3%
0.0%
78.7%

Households

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

Average Family Size
1.5
1.7
1.7
2.5
2.9
4.0
1.7

Family with
Children
8.4%
11.7%
9.3%
9.8%
1.7%
0.1%
40.9%

Elderly
0.6%
12.2%
8.0%
3.3%
0.2%
0.0%
24.4%

Race % (head of household)

% Family Type (head of household)
Family with
Children
6.3%
6.7%
3.9%
4.1%
0.3%
0.1%
21.3%

Race % (head of household)
Black

White

Native

Asian

Hawaiian/

Hispanic

Elderly
1.4%
13.5%
10.4%
3.3%
0.1%
0.0%
28.7%

Disabled Not
Elderly
9.5%
18.9%
8.3%
2.2%
0.1%
0.0%
38.9%

4.7%
8.1%
2.9%
1.9%
0.2%
0.0%
17.7%

17.0%
26.4%
17.0%
6.4%
0.4%
0.1%
67.3%

1.0%
1.2%
0.6%
0.3%
0.0%
0.0%
3.1%

0.4%
1.2%
0.7%
0.2%
0.0%
0.0%
2.4%

0.5%
0.1%
0.3%
0.1%
0.0%
0.0%
1.0%

2.6%
3.2%
1.5%
1.2%
0.0%
0.0%
8.5%

0.0%
2.3%
0.6%
0.0%
0.0%
0.0%
2.8%

2.8%
4.0%
0.0%
0.0%
0.0%
0.0%
6.8%

29.2%
7.7%
3.4%
2.6%
0.3%
0.0%
43.1%

22.2%
10.2%
2.3%
3.7%
1.1%
0.6%
40.1%

2.3%
1.1%
0.6%
0.0%
0.0%
0.0%
4.0%

0.9%
0.6%
0.0%
0.0%
0.0%
0.0%
1.4%

1.0%
0.6%
0.0%
0.0%
0.0%
0.0%
1.6%

2.5%
2.6%
0.0%
1.1%
0.3%
0.6%
7.0%

Escrow $
Forfeited

Avg Annual
Earned Income
Increase Over
Last Year

Not Reported
104
43
11
13
3
2
176

59.1%
24.4%
6.3%
7.4%
1.7%
1.1%
100.0%

# of
Households
Participating
463
311

$ Amount
of
Assistanc
$341,203
$230,765

1.9
3.0
2.9
3.1
2.7
4.0
2.4

1.1%
1.7%
0.0%
0.0%
0.0%
0.0%
2.8%

Short Term Rent Assistance

Shelter Plus Care
Short Term Rent Assistance

Average Cost per
Household
737
742

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

Resident Services Coordination

Three months ending 6/30/2016
GOALS Program

Public Housin

113

$71,285

Public Housing

# of
Participa
nts
Public Housing
Section 8

$631
Increased Housing
# Interventions
regarding lease
118

Escrow $
Held

161
246

Home Forward Board of Commissioners
October 2016

$271,389
$643,767

Increased Self- Increased
# of
# of events
appointments
980
355

New
Enrollees

# of
Graduates

0
1

0
2

Escrow $
Disbursed
$772
$5,435

# event
attendees
5053

Terminations
or Exits
0
1

$0
$0

2

$1,910
$2,350
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Agency Financial Summary
Six months ending 6/30/16

Month

Fiscal Year to Date

Prior YTD

Increase
(Decrease)

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

7702623
#######
#######
#######
#######
$380,219
#######

42758404.82
$21,431,024
$3,529,180
$4,117,681
$3,144,621
$1,512,647
$33,735,152

39159856.85
$21,593,512
$3,957,276
$4,563,112
$2,692,828
$1,791,012
$34,597,740

($162,488)
($428,096)
($445,431)
$451,793
($278,366)
($862,588)

Housing Assistance Payments
Operating Expense
Depreciation
Total Expense
Operating Income

#######
#######
$734,784
#######
#######

$18,590,945
$9,817,697
$2,161,652
$30,570,295
$3,164,858

$20,245,533
$10,722,883
$2,237,345
$33,205,761
$1,391,979

($1,654,587)
($905,186)
($75,692)
($2,635,466)
$1,772,879

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

#######
$190,347
#######
#######
#######

-$545,594
$281,582
$2,900,846
$425,787,174
$22,487,305

-$73,450
($472,144)
$366,188
($84,607)
$1,684,718
$1,216,128
$385,464,357 $40,322,818
$18,903,659
$3,583,646

Development/Community Revitalization
New Development / Revitalization
St. Francis Park
Capital Improvement
Highrise Rehab - Group 1
Gallagher
Northwest Tower
Highrise Rehab - Group 2
Sellwood
Hollywood East
Eliot Square Brick Repair
Maple Mallory Brick Repair
Harold Lee Comprehensive Rehab
Floresta Roof Replacement
Holgate Plumbing Repairs
Fairview Oaks Comprehensive Rehab
Hamilton West Window Replacement

Units
106

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

Construction
Start
Mar-16

Construction
End
May-17

Current
Phase
Construction

Apr-15

Oct-16

Construction

$57,643,336

$168,056

Apr-15

Sep-16

Construction

$66,078,085

$166,864

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

Sep-16
Sep-16
Dec-16
Sep-16
Oct-16
Mar-17
Oct-16

Construction
Construction
Pre-Construction
Construction
Construction
Construction
Construction
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Total
Cost
$23,250,483

$153,000
$287,000
$1,800,000
$250,000
$280,000
$5,100,000
$502,075

Cost Per
Unit
$219,344

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

3
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