Nicole and Chrishaela, the dynamic property management team at our
Bud Clark Commons.

Board of Commissioners Meeting
Location:

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

April 19, 2016
6:15 PM

PUBLIC NOTICE:

Home Forward
BOARD OF COMMISSIONERS
will meet on
Tuesday, April 19, 2016
At 6:15 pm
At the Multnomah County Building
501 SE Hawthorne Blvd., Portland
In the Commissioners Board Room
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MEMORANDUM

To:

From:

Community Partners
Michael Buonocore, Executive
Director

Date:

Subject:

April 13, 2016
Home Forward Board of
Commissioners April Meeting

The Board of Commissioners of Home Forward will meet on Tuesday, April 19, 2016 at
the Multnomah County building, 501 SE Hawthorne Blvd., in the Commissioners Board
Room, Portland at 6:15 P.M. The commission meeting is open to the public.
The meeting site is accessible, and persons with disabilities may call 503-802-8423 or
503-802-8554 (TTY) for accommodations (e.g. assisted listening devices, sign language,
and/or oral interpreter) by 12:00 pm (noon), Friday, April 15, 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
April 19, 2016 6:15 PM
INTRODUCTION AND WELCOME
PUBLIC COMMENT
General comments not pertaining to specific resolutions. Any public comment regarding a
specific resolution will be heard when the resolution is considered.
MISSION MOMENT
Topic

Presenter

Meet the Masters in Social Work Interns

Kitty Miller, Kendra Castaldo

MEETING MINUTES
Topic
Minutes of March 15, 2016 Board of Commissioners Meeting

REPORTS / RESOLUTIONS
Following Reports and Resolutions:
16-04
REPORT

Topic
Chronic School Absence

Home Forward Board of Commissioners
April 2016

Presenter/POC
Rachel Langford

Phone #
503.802.8520
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01

Authorize Home Forward’s Strategic
Plan

Michael Buonocore

503.802.8423

02

Authorize Modification to Admissions
and Continued Occupancy Policy for
the Public Housing Program

Rodger Moore
Elise Anderson

503.280.3745
503.280.3742

03

Authorize Changes to the Section 8
Administrative Plan for Affordability
Threshold

Dena Ford-Avery
Ian Slingerland

503.802.8568
503.802.8370

04

Authorize Changes to the Section 8
Administrative Plan

Dena Ford-Avery

503.802.8568

05

Authorize Amendment to the DesignBuild Contract for Repair and
Renovation Work at Gladstone Square
and Multnomah Manor

Mike Andrews
Lewis Lyles

503.802.8507
503.802.8484

06

Authorize On-call Contracts with Six
Temporary Staffing Firms

Rachael Russell
Melissa Richardson

503.802.8537
503.802.8529

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 March Work Session will be on Wednesday, May 4, 2016 at 5:30 PM. This meeting will
take place at Home Forward, 135 SW Ash Street in the Columbia Room. The next Board of
Commissioners meeting will be Tuesday, May 17, 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
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BOARD OF COMMISSIONERS MEETING
HOME FORWARD
501 SE Hawthorne Boulevard—Portland, Oregon
March 15, 2016
COMMISSIONERS PRESENT
Chair Jim Smith, Chair Emeritus David Widmark, Commissioner Tiffiny Hager,
Commissioner Brian Lessler, Commissioner Charlene Mashia, Commissioner Wendy
Serrano
STAFF PRESENT
Elyse Alexander, Martha Ash, Mike Andrews, April Berg, Michael Buonocore, Bianca
Chinn, Alan Church, Tim Collier, Michael DePaepe, Jacquelyn Eaton Dena Ford-Avery,
Michael DePaepe, Betty Dominguez, Rachael Langford, Shelley Marchesi, Kitty Miller,
Rodger Moore, Kathy Peoples, Melissa Richardson, Adrianna Rickard, Kandy Sage, Jill
Smith, Celia Strauss, Lisa Kay Yarborough
COUNSEL PRESENT
Steve Abel
Chair Jim Smith convened the meeting at 6:15 PM.
PUBLIC COMMENT
None
MEETING MINUTES
Minutes of the February 16, 2016 Board of Commissioners Meeting
Chair Jim Smith requested a motion authorizing approval of the minutes of the February
16, 2016 Board of Commissioners Meeting. Chair Emeritus David Widmark moved to
adopt the minutes and Commissioner Tiffiny Hager seconded the motion.
The vote was as follows:
Chair Jim Smith —Aye
Chair Emeritus David Widmark—Aye
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Commissioner Tiffiny Hager—Aye
Commissioner Brian Lessler—Aye
Commissioner Charlene Mashia—Aye
Commissioner Wendy Serrano —Aye
CONSENT CALENDAR
Resolution 16-03-01
Authorize Innovative Changes to Implement Security Deposit Loan Program
Resolution 16-03-02
Authorize Receipt of the 2016 Capital Funds for Public Housing
Celia Strauss read the title of the resolutions on the Consent Calendar.
Commissioner Brian Lessler moved to adopt the Consent Calendar and Commissioner
Wendy Serrano seconded the motion.
The vote was as follows:
Chair Jim Smith —Aye
Chair Emeritus David Widmark—Aye
Commissioner Tiffiny Hager—Aye
Commissioner Brian Lessler—Aye
Commissioner Charlene Mashia—Aye
Commissioner Wendy Serrano —Aye
MISSION MOMENT
Congregate Housing Services Program (CHSP)
Adrianna Rickard opened her remarks sharing the history of the CHSP program. Founded
in 1981, CHSP prevents premature and unnecessary institutionalization of seniors and
people with disabilities. CHSP provides a variety of innovate approaches for the delivery of
meals and nonmedical supportive services such as arranging for assistance with
transportation, medication management and housekeeping. Home Forward offers the
CHSP program at five properties: Grace Peck Terrace, Rosenbaum Plaza, Unthank Plaza,
Dahlke Manor and Holgate House. Across these five properties, CHSP at the time of this

2
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report serves 120 participants. Rickard introduced Dorothy Allen and Mrs. Ngoc Lee,
participants of the CHSP program.
Dorothy Allen shared with the board that she is a resident of Dahlke Manor. She testified
that the CHSP program saved her from an abusive situation. CHSP provides her with
meals, housekeeping and laundry services. She also receives medication reminders,
assistance with arranging transportation to medical appointments and access to a
caseworker who can supply her with information about additional community services.
Dorothy Allen reported she had the option of choosing services received. Her favorite part
of the program is having her own apartment. She complimented building staff; noting they
went out of their way to make her feel at home. For example, staff added cords to her
doors so that she could open them without having to exit her mobility chair. She
appreciated how her needs are heard and addressed imparting that if a situation comes
up that she cannot handle she has the peace of mind that staff will work to make for the
best outcome.
Adrianna Rickard introduced Mrs. Ngoc Lee, who resides at Unthank Plaza. Mrs. Lee told
her personal history as a refugee from Vietnam. In her year of participation, CHSP has
assisted her immensely. The CHSP program arranged for homecare assistance with
housekeeping and laundry. This service helps Lee remain independent. She said she
valued the meals served nightly in the community room, and CHSP’s support in arranging
Meals on Wheels for a daytime meal. She reported that CHSP is always available to help
with the things she needs and concluded her testimony by thanking the Board of
Commissioners.
Commissioner Tiffiny Hager asked if participants had a choice in which property she could
live in. Dorothy Allen responded she had a choice and selected Dahlke Manor for its
homier atmosphere.
Chair Emeritus David Widmark thanked the presenters and shared the benefits of CHSP
that allows households to age in place. Commissioner Lessler thanked the presenters for
sharing their stories and noted he would like to come visit for a meal.
Dorothy Allen answered it would be an honor and he was welcome.

3
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Chair Jim Smith echoed the remarks of Chair Emeritus David Widmark. The control that
CHSP offers to participants is amazing. He thanked the presenters and wished them luck.
RESOLUTION 16-03-03
Authorize Fiscal Year 2017 Budget
Peter Beyer, Chief Financial Officer requested the Board of Commissioners to approve
Home Forward’s fiscal year 2017 budget which begins on April 1, 2016 and ends on
March 31, 2017. Home Forward’s fiscal year budget excludes properties in limited
partnership and held by Home Forward Development Enterprises (HFDE). To prepare for
the new fiscal year, Home Forward modified the budgeting process to move the
completion date of the budget date up three weeks, which enabled more time for review
by the Audit and Finance Committee. In addition, advancing the budget schedule allowed
for providing a draft of the fiscal year budget for the March Board of Commissioners Work
Session.
The budget covers the planned activities for Home Forward’s main mission based
business lines, including Rent Assistance, Home Forward’s real estate owned affordable
housing portfolio, and service divisions of Asset Management, Development, Finance and
Accounting, Property Management and Resident Services.
This year’s budget focuses on improving success for voucher holders and finding ways to
find more and preserve more affordable housing units and find ways to serve more
families. Beyer highlighted key elements of the budget as follows:








Anticipation of unprecedented occupancy levels
Increases in all nine payment standard neighborhood designations
Completion of major rehabilitation activity for the first phase of the 85 Stories
initiative
Increasing the number of affordable housing units available to the community
through partnering with Catholic Charities on the St. Francis Park project
Planned Moving to Work initiatives including new programs such as the Earl Boyle
School rent assistance pilot program and establishing a voucher success fund
initiative
Planning to launch a program with local community colleges for students at risk of
homelessness
4
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Dedicated funds for housing opportunity fund for the purchase of land for future
affordable housing units
Funds dedicated to operating and capital reserves

Peter Beyer also noted key financial highlights including that operating revenues are
anticipated to decrease. This is due to a reduction in developer fees. The development
group revenue cycle has a multi-year aspect, the timing of revenue earned differs from
when cash is paid, consequently creating volatility in revenues.
Home Forward received notification from HUD that it will receive an additional eight million
dollars for Rent Assistance activity. Home Forward hypothesis receipt of additional
funding is in response to the rent study completed by Washington State University. As a
result of additional funding there is an increase in operational expenses, as funding will be
used to increase payment standards.
Of the noted anticipated operation losses, part is due to increases in capital. $8.9 million is
the result of depreciation expense which is a non-cash item.
Beyer formally thanked Kathy Kodis, Financial Analysis and Reporting Manager, the
financial analysis team, and operating leaders who prepared the fiscal year 2017 budget.
Commissioner Charlene Mashia asked about changes to HUD funding for Housing Choice
Vouchers as it was presented in the budget at the March Work Session.
Peter Beyer responded major changes from the Work Session to the final version resulted
from an increase in assistance from HUD for Rent Assistance activity. Commissioner
Mashia asked where changes in payment standards are reflected. Beyer answered the
increase is addressed in the narrative in the housing assistance payments paragraph.
Chair Jim Smith highlighted remarks made by Finance and Audit Committee members,
Commissioner Charlene Mashia and Vice Chair and Treasurer, Miki Herman, voicing their
praise to Peter Beyer on this year’s budget process.
There being no further discussion, Chair Emeritus David Widmark moved to approve
Resolution 16-03-03 and Commissioner Wendy Serrano seconded the motion.
5
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The vote was as follows:
Chair Jim Smith —Aye
Chair Emeritus David Widmark—Aye
Commissioner Tiffiny Hager—Aye
Commissioner Brian Lessler—Aye
Commissioner Charlene Mashia—Aye
Commissioner Wendy Serrano —Aye
RESOLUTION 16-03-04
Authorize Payment Standard Adjustment
Dena Ford-Avery began by saying that she is requesting an increase in payment standards
for changes to the Housing Choice Voucher (HCV) Program. Our community is facing a
housing emergency with increases in homelessness, and families experiencing significant
rent increases. A way in which we can assist families is to increase payment standards for
the HCV program. Payment standards define the maximum amount of monthly subsidy
Home Forward can give a Housing Choice Voucher holder. Ford-Avery observed that
insufficient payment standards make it difficult to find rentals in the market. At this time,
the voucher utilization success rate is around 70%.
Requested changes reflect market rate plus average cost of resident paid utilities, this
formula is referred to as “shelter cost.” Inflating payment standards to shelter cost creates
a buffer that keeps Home Forward in compliance with regulations that payment standards
do not exceed 120% of Fair Market Rent (FMR). No payment standard across the nine
payment standards decreased relying on the shelter cost formula.
For households currently on the Housing Choice Voucher program, payment standard
increases will be applied at the time of their full recertification or when they move. New
payment standards will be applied immediately to new voucher recipients.
For Housing Choice Voucher participants whose rent burden exceeds 50%, they will
receive interim reviews and the new payment standard will be applied.
Commissioner Wendy Serrano inquired about the anticipated voucher utilization success
rate as a result of changes to the payment standard. Dena Ford-Avery responded the

6
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hope is that families will be able to immediately compete in the market and the voucher
utilization success rate should increase rapidly.
Commissioner Serrano requested follow up on the number of days it takes families to
utilize their voucher. Ford-Avery responded absolutely.
There being no further discussion, Chair Emeritus David Widmark moved to approve
Resolution 16-03-04 and Commissioner Charlene Mashia seconded the motion.
The vote was as follows:
Chair Jim Smith —Aye
Chair Emeritus David Widmark—Aye
Commissioner Tiffiny Hager—Aye
Commissioner Brian Lessler—Aye
Commissioner Charlene Mashia—Aye
Commissioner Wendy Serrano —Aye
RESOLUTION 16-03-05
Authorize Execution of the Documents Necessary to Become Member of WGP
Apartments LLC and Develop Woody Guthrie Place in Southeast Portland
Mike Andrews, Development Director reported that ROSE Community Development
Corporation (ROSE) asked Home Forward to assist on the Woody Guthrie Apartments, a
project in the Lents neighborhood. Named in honor of Woody Guthrie’s brief tenure living
in the neighborhood. Home Forward’s role is small. Woody Guthrie Apartments is owned
by a Limited Liability Corporation (LLC), of which Home Forward is a small entity. Our
participation provides tax exemption and this supports the underwriting of the Woody
Guthrie Apartments development. Home Forward has no part in the design, construction,
or operation of the project.
This project was interesting to Home Forward because of its location and the opportunity
to work with ROSE, furthering our mission to provide affordable housing. The resolution
requested of the Board of Commissioners allows Home Forward to enter into the LLC.
Home Forward assumes no risk.

7
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Commissioner Wendy Serrano asked what the largest bedroom size would be available at
the project. Andrews answered there are nine three bedroom units
Commissioner Tiffiny Hager queried about additional developments in the Lents
neighborhood. Mike Andrews replied that there are two properties under development by
private developers. Home Forward may issue bonds for one of these developments and is
currently negotiating for the potential first right of refusal to purchase the project after year
end 2015.
Commissioner Brian Lessler observed participation in the Woody Guthrie Apartments
advances our mission to partner with community partners and that Home Forward
assumes minimal risk.
There being no further discussion, Commissioner Brian Lessler moved to approve
Resolution 16-03-05. Commissioner Tiffiny Hager seconded the motion.
The vote was as follows:
Chair Jim Smith —Aye
Chair Emeritus David Widmark—Aye
Commissioner Tiffiny Hager—Aye
Commissioner Brian Lessler—Aye
Commissioner Charlene Mashia—Aye
Commissioner Wendy Serrano —Aye
RESOLUTION 16-03-06
Recognize Shelley Marchesi
Chair Jim Smith invited Shelley Marchesi to come forward. Executive Director Michael
Buonocore read Resolution 16-03-06.
Shelley Marchesi thanked Michael Buonocore for his kind words. She shared Home
Forward was the last and longest chapter of her career and it was great for so many
reasons, commenting that you don’t have to sell Home Forward’s mission. It matters and
makes a difference in so many lives. Home Forward employees are dedicated, smart and
driven. Home Forward does the right thing, the smart thing and the ethical thing. She

8
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leaves feeling great about Tim Collier, who fills in behind her, and the work he will do for
Home Forward.
Each member of the Board of Commissioners complimented Shelley Marchesi’s poise and
grace. Chair Jim Smith said he never saw her flustered. Commissioner Brian Lessler
benefited from her personal navigation of Home Forward’s alphabet soup. Chair Emeritus
David Widmark spoke to Marchesi’s championship of the rebranding efforts and
communicated his sincere appreciation for her work.
There being no further discussion, Chair Emeritus David Widmark moved to approve the
Resolution 16-03-06 and Commissioner Charlene Mashia seconded the motion.
The vote was as follows:
Chair Jim Smith —Aye
Chair Emeritus David Widmark—Aye
Commissioner Tiffiny Hager—Aye
Commissioner Brian Lessler—Aye
Commissioner Charlene Mashia—Aye
Commissioner Wendy Serrano —Aye
ADJOURN
There being no further business, Chair Jim Smith adjourned the meeting at 7:05 PM.
EXECUTIVE SESSION
The Board of Commissioners of Home Forward did not meet in Executive Session
pursuant to ORS 192.660(2).
Attached to the Official Minutes of Home Forward are all Resolutions adopted at this
meeting, together with copies of memoranda and material submitted to the
Commissioners and considered by them when adopting the foregoing resolutions.
Celia M. Strauss
Recorder, on behalf of
Michael Buonocore, Secretary
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ADOPTED: April 19, 2016
Attest:

Home Forward:

_______________________________
Michael Buonocore, Secretary

_______________________________
James M. Smith, Chair
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STAFF REPORTS
Chronic School Absence
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MEMORANDUM

To:

From:

Board of Commissioners

Date:

April 19, 2016

Rachel Langford
Program Director, Education and
Youth Initiatives
503.802.8520

Subject:

Chronic School Absence

This briefing is intended to update the board on the issue of chronic school absence
among Home Forward youth. This briefing is informational only and no action is required.
ISSUE
In the past five years, Home Forward has increased our focus on helping the youth in our
programs succeed in school and in life. This focus was sharpened through the Families
Forward Initiative when we spent 18 months collaborating and planning with other large
systems, such as school districts and the County’s SUN Service System, to figure out how
we could work together more intentionally. In that planning, it became clear that Home
Forward was uniquely positioned to make an impact on the serious issue of chronic school
absence. The data presented in this report reinforces these early planning conversations
as we see that chronic absence rates for our youth are nearly double what they are for the
general population of students.
In the summer of 2015, Home Forward utilized the broad data sharing agreements held
with all six school districts in Multnomah County to obtain aggregate attendance data for
Home Forward students compared to the general student population. This data is from
the 2014-2015 school year. The school districts were able to find data records for 6,173
Home Forward students, accounting for approximately 6% of the cumulative student
population for the Centennial, David Douglas, Gresham-Barlow, Parkrose, Portland and
Reynolds school districts.
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Why Chronic School Absence is a Concern
Chronic absence, defined as missing 10% or more of the school year for any reason
(approximately 18 days), is a warning sign that students are on a path for academic
problems and potentially dropping out. When students aren’t in school, they are missing
critical opportunities to learn, which is especially concerning for economically
disadvantaged students who too often start school behind their higher income peers.
Students who are chronically absent are more likely to have lower test scores, higher
suspension rates, lower college persistence rates and drop out of school. In Multnomah
County, one in five students are chronically absent, and for Home Forward students that
rate is a little more than one in three.
Across all six districts, 35.9% of Home Forward students are chronically absent.

District

Non-Home Forward
Total Students
%Chronic Abs

Home Forward
Total Students
%Chronic Abs

Centennial

6,428

22.8%

323

31.9%

David Douglas

10,719

21.6%

1,237

31%

Gresham

12,760

21.8%

364

32%

Parkrose

3,427

25.4%

239

45.6%

Reynolds

8,642

26.4%

840

37.5%

Portland

49,215

18.6%

3,102

37.1%

MESD

609

25.%

74

16.2%
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Chronic absence gets significantly worse for Home Forward students as they enter
high school, peaking in the 10th grade at 57.1%.

While it peaks in high school, chronic absence is not just a high school problem, it starts
as early as pre-kindergarten. Multiple years of chronic absence in elementary school is
linked to negative outcomes in middle school, such as lower test scores and higher levels
of suspension. The effects of chronic absence on dropout rates are cumulative, meaning
the more years of chronic absence a student experiences the more likely they are to drop
out1.

1

Facts cited from Attendance Works, a national and state initiative that promotes awareness of the
important role that school attendance plays in achieving academic success:
http://www.attendanceworks.org/
3
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Home Forward students across all racial and ethnic groups are struggling with higher rates
of chronic absence than their non-Home Forward peers. The disparity between Home
Forward and non-Home Forward students varies substantially by racial/ethnic group. For
example, Home Forward’s Hispanic students across all six districts have much higher
chronic absence rates than their peers, whereas the rate for Home Forward’s Black
students is nearly identical to the general population. Data from the National Association
for Education Statistics shows that the students most affected by chronic absence are low
income, Native American/Alaskan Native, Black, Hispanic and students with disabilities.
Chronic Absence – All Districts by Race/Ethnicity
Non-Home Forward
Total Students %Chronic Abs

Home Forward
Total Students %Chronic Abs

American
Indian/Alaska Native

889

39%

91

52%

Asian

7,830

10%

205

22%

Black/African
American

6,850

29%

2,610

32%

Hispanic

21,767

24%

1,210

41%

Multiple

6,993

23%

610

40%

Pacific Islander

1,138

32%

78

49%

White

49,584

20%

1,375

37%

Total

95,051

6,179
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The race and ethnicity population data shows us that we serve a disproportionately high
number of Black students across programs at 27%, with all other racial and ethnic groups
staying below 10%. We know that there are unacceptable disparities between the
achievement of White and Black students in Multnomah County. Given that more than
one in four black students are receiving our housing assistance, we are poised to make an
impact on these disparities by working in collaboration with our educational partners.
Race/Ethnicity Population – All Districts
Non-HF

% served by

Total

HF Total Kids

Home Forward

Kids
American Indian/AK

889

91

9.3%

Asian

7,830

205

2.6%

Black/Africa American

6,850

2,610

27.6%

Hispanic

21,767

1,210

5.3%

Multiple

6,993

610

8.0%

Pacific Islander

1,138

78

6.4%

White

49,584

1,375

2.7%

Grand Total

95,051

6,179

6.1%

Native

Next Steps
When students are chronically absent, it is often a warning sign that there are unstable
health, housing or family situations. Because the issues underlying chronic school
absence are complex, the response must be multi-faceted and include thoughtful and
strategic alignment with other systems of support. As this is an issue that impacts
students across the country, addressing chronic absence and its underlying causes have
become top-priorities for state and national leaders. The Obama administration is
currently rolling out an “Every Student. Every Day.” campaign, and Governor Kate Brown
just signed a landmark education bill to address chronic absence among Oregon students.
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Building off of our successful kindergarten registration work, we will continue to partner
closely with the community’s Cradle to Career2 collaborative in an effort to improve
attendance across the entire community. This Collaborative has been testing schoolbased attendance interventions at pilot schools in each district and is poised to both
expand these pilots and launch a community-wide attendance campaign in the near
future. Home Forward has been identified as a primary partner in this expanded
attendance effort and we will use our data to strategically align with community partners to
improve attendance for our youth. Interventions must be culturally responsive and
informed by an understanding of how trauma impacts families, and will likely be tiered,
utilizing a combination of universal and targeted strategies. These may include:
Universal – applied to all students across programs.
 Participation in community-wide attendance campaign.
o Mailings to all families with school age kids.
o Campaign materials posted in public and affordable housing communities
with families, at Home Forward administrative offices and on Home Forward
website.
o Integrate messaging into resident touchpoints (i.e. briefings and program
orientations).
o First day of school reminder calls.
Targeted – community-based pilots that allow for testing of deeper strategies.
 Using data to identify attendance pilot communities where a multi-tiered approach
may be employed.
o Identify, train and stipend parent ambassadors to help design strategies and
promote a culture of strong attendance and parent engagement in schools
and in the communities where they live.
o Partner with Community Services staff to create an opt-in program for
families to access culturally-responsive supportive services and regular
check-ins to understand and address root causes of absence.
 Use data to drive targeted partnerships between schools, supportive services and
Home Forward community services staff.
Because we want the families we serve to be at the center of this work, we have recruited
an Oregon Fellow to help us engage our residents and participants so that we can

2

Cradle to Career is the initiative that strives to synchronize and align the collective efforts of all of the youthserving organizations in Multnomah County by aligning budgets and services around common goals and
measurements in an effort to drive improvement in long-term outcomes for youth County-wide.
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understand the specific barriers our families are facing around attendance and what
supports they think would be helpful. This work will happen over the coming summer.
The issue of chronic school absence is serious and complex. Strategies tested by our
Cradle-to-Career partners at pilot schools across the county have had a positive impact
and Home Forward now has the opportunity to build off of these successes with
complimentary strategies of our own in the next school year. As stated in the proposed
strategic plan, we will monitor the attendance data and evaluate our initial pilot efforts in
the summer of 2017 to understand how our strategies are working and will share
subsequent updates with the Board.
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MEMORANDUM

To:

From:

Board of Commissioners

Date:

Michael Buonocore, Executive
Director
503.802.8423

Subject:

April 19, 2016
Authorize the Adoption of Home
Forward’s Strategic Plan
Resolution 16-04-01

The Board of Commissioners is requested to authorize the adoption of the proposed
strategic plan.
BACKGROUND
We began work to create a new strategic plan in the spring of 2015. Over the course of
the past year, the board, Resident Advisory Committee, agency leadership and every
Home Forward staff member have contributed significantly to the goals we are proposing.
Additionally, board and staff spent considerable time listening to the community and
partners as the housing and homelessness crisis unfolded around us. All of these inputs
were woven into the creation of the plan.
While the proposed plan is multi-faceted, it puts heavy emphasis on increasing affordable
housing – a priority we heard clearly from the board and from all our stakeholder groups.
We’ll add to our portfolio, take critical steps to preserve our existing stock, optimize the
use of our rent assistance, and support the community in meeting housing needs that
extend beyond our ownership or control. At the same time, the plan recognizes that how
we do our work matters to the people we serve, and commits us to building our skills and
deepening key partnerships.
Attached is the high level view of the strategic plan, accompanied by a deeper look at key
initiatives, deliverables and timelines that will define the path forward. Based on our
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discussion at the April 6, 2016 work session, staff is requesting that the board authorize
the adoption of the strategic plan, which will guide the work of the agency through 2020.
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RESOLUTION 16-04-01
RESOLUTION 16-04-01 AUTHORIZES THE ADOPTION OF HOME FORWARD’S
STRATEGIC PLAN
WHEREAS, the Home Forward Board of Commissioners desires to set the strategic
course for the agency; and
WHEREAS, the Board of Commissioners and Home Forward staff have collaborated with
key stakeholders to identify and articulate the strategic priorities for the agency with
consideration to local needs, alignment with community efforts and the funding
environment; and
WHEREAS, the Strategic Plan sets forth the goals and initiatives necessary to advance
those priorities; and
WHEREAS, Home Forward staff will implement the Strategic Plan while carrying out the
agency’s mission,
NOW, THEREFORE, BE IT RESOLVED, that the Board of Commissioners of Home
Forward hereby adopts the Strategic Plan as submitted by staff.
ADOPTED: APRIL 19, 2016
Attest:

Home Forward:

_____________________________
Michael Buonocore, Secretary

_________________________________
James M. Smith, Chair
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STRATEGIC PLAN
one
cohesion, connection, unity, wholeness, alignment

one portfolio: Our real estate is stable for generations to come and meets the needs of the
people and neighborhoods it serves.




We’ll develop a housing strategy that informs how we acquire, rehab and develop
new properties.
We’ll complete our 85 Stories initiative and convert our public housing portfolio to a
Section 8-based subsidy stream, performing critical rehab where needed.
We’ll fully institute an asset management model for our entire real estate portfolio
and develop shared performance measures for all our properties.

one resource: There are deeper connections and continuity between the types of housing
assistance we provide that allow us to meet the evolving needs of the people we serve.




We’ll make changes to the way we manage our waiting lists so we respond to the
needs of the community in the current housing market.
We’ll create new pathways that allow people to move between our housing
assistance programs in ways that better meet their needs.
We’ll explore a new model of service delivery that puts more of our staff in the
neighborhoods we serve.

one agency: We build our skills and work together in ways that help us constantly evolve
and improve our ability to serve our community.





We’ll proactively plan and prepare staff for the significant organizational implications
of converting our public housing portfolio to a Section 8-based platform.
We’ll deepen our communication efforts to better engage and inform our internal
and external stakeholders.
We’ll train for and implement trauma informed practices.
We’ll increase hard skills training and leadership development for staff at all levels of
the agency.

one community: The people we serve, our partners and the public see us as open,
supportive and responsive to their needs, even when our resources are constrained.




We’ll define and implement our equity platform, with an emphasis on racial justice.
We’ll optimize our use of technology to increase the community’s ability to interact
and transact with us, and work to increase resident access to technology.
We’ll deepen our focus on supporting the needs of East County.

one system: We leverage our role as the largest provider of affordable housing in Oregon
to improve collaboration and efficacy between systems impacting people in poverty.




We’ll fully support the A Home for Everyone effort to address homelessness.
We’ll strengthen our engagement with the education and health care systems.
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.

December 2015
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STRATEGIC PLAN DELIVERABLES

one portfolio: Our real estate is stable for generations to come and meets the needs of the
people and neighborhoods it serves.
Initiative: Develop a housing strategy that informs how we acquire, rehab and develop new properties.



Create a plan that illustrates housing type,
location and population-based priorities, and
allows for opportunity-driven pursuits, with
the goal of adding 500 affordable housing
units to Home Forward’s portfolio by 2020.

Deliverable and timeline: A written plan is adopted
by the board in October 2016.

Initiative: Complete our 85 Stories initiative and convert our public housing portfolio to a Section 8-based
subsidy stream, performing critical rehab where needed.



Complete our first RAD subsidy conversion.

Deliverable and timeline: The six identified properties
in our RAD application have been successfully
converted to Section 8 funding by September 2016.



Complete our second RAD and / or Section
18 conversion for the rest of our public
housing properties.

Deliverable and timeline: All remaining properties are
converted by December 2020.



Complete or have work substantially
underway to rehabilitate the remaining six
public housing high rises in the 85 Stories
initiative.

Deliverable and timeline: Construction is completed
or substantially underway by December 2020.



Six properties currently held in tax credit
partnerships in our portfolio are transitioned
to Home Forward ownership.

Deliverable and timeline: All six properties are owned
by Home Forward, and refinanced / recapitalized as
needed by December 2020.

Initiative: Fully institute an asset management model for our entire real estate portfolio and develop shared
performance measures for all our properties.


An additional asset manager position will be
added and all properties in the Home
Forward portfolio will be assigned to an
asset manager.

Deliverables and timeline: The asset manager will be
hired and property assignments made by September
2016.



Develop and implement performance
standards and consistent practices for the
entire portfolio.

Deliverables and timeline: All properties will be
evaluated and results reported annually, based on
benchmark analyses, beginning in December 2016.
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one resource: There are deeper connections and continuity between the types of housing
assistance we provide that allow us to meet the evolving needs of the people we serve.
Initiative: Make changes to the way we manage our waiting lists so we respond to the needs of the
community in the current housing market.



Create a system to allow Housing Choice
Voucher applicants who were unable to
lease up access to public housing and
project-based voucher waiting lists.

Deliverable and timeline: The new system is
implemented and access is available to applicable
voucher applicants by December 2017.



Improve outreach to the community and
restructure waiting list preferences to ensure
program access mirrors the population and
needs of people in poverty.

Deliverable and timeline: Waitlist preferences and
outreach plan are implemented, and staff are crosstrained across all programs to answer basic
questions about access to waiting lists by April 2017.

Initiative: Create new pathways that allow people to move between our housing assistance programs in ways
that better meet their needs.


Establish a policy that allows mobility
between RAD project-based voucher sites
and the Housing Choice Voucher programs.

Deliverable and timeline: The policy is implemented
by September 2016.



Expand transfer options for domestic
violence survivors who are living in
subsidized units by creating a set-aside in
the Housing Choice Voucher program.

Deliverable and timeline: Transfer options are
available to all survivors regardless of the subsidy
they receive by January 2017.



Conduct an impact analysis of the RAD
mobility policy (above) to determine the
potential for expansion to include all Home
Forward-owned project-based voucher
sites.

Deliverable and timeline: Impact analysis will be
completed by January 2020, with a go / no-go
recommendation to expand the mobility policy by
March 2020.

Initiative: Explore a new model of service delivery that puts more of our staff in the neighborhoods we serve.



Design a neighborhood-based service
delivery model and pilot it at two locations.

Deliverables and timeline: Model design will be
completed by March 2017; the first site will be active
by September 2017 and the second by April 2018.



Assess the success of the model and make
a recommendation to continue as-is,
expand to additional sites, or discontinue.

Deliverables and timeline: Outcomes (to be
determined) and survey results from staff and
customers will be competed, and a recommendation
made by December 2020.
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one agency: We build our skills and work together in ways that help us constantly evolve
and improve our ability to serve our community.
Initiative: Proactively plan and prepare staff for the significant organizational implications of converting our
public housing portfolio to a Section-8 based platform.



Define new requirements, create a specific
training plan for departments impacted by
the RAD conversions, and deliver the
training.

Deliverable and timeline: Training plan and materials
developed by August 2016; staff impacted by the
first RAD conversion are trained by September 2016.
Remaining staff will be trained four months prior to
the second RAD conversion (timeline TBD).

Initiative: Deepen our communication efforts to better engage and inform our internal and external
stakeholders.


Create and implement a values-based
communications plan that addresses internal
and external strategies.

Deliverable and timeline: A communications plan
that has been informed by the Resident Advisory
Committee, the board, partners and staff will be in
place by January 2017.



Develop a set of recommendations related
to resource development, including
proposed roles for current and former board
members to assist in cultivating relationships
and opportunities to bring resources to
support the work of Home Forward.

Deliverable and timeline: Recommendations will be
delivered to the board of commissioners by July
2016 and the board of directors for Home Forward
Community Partnerships by August 2016. Next
steps, deliverables and timelines will be further
defined then.



Increase the use of surveys, focus groups
and other forms of outreach to get resident
input on program development and
feedback on our service delivery.

Deliverable and timeline: Priorities for input related to
the strategic plan in year one and the methods to get
it will be determined by August 2016.

Initiative: Train for and implement additional trauma-informed practices.



Conduct an assessment of current Home
Forward practices (e.g, terminations, rent
increases, inspections) to identify
opportunities to integrate trauma-informed
training and practices.

Deliverables and timeline: Specific practice(s) to be
addressed initially will be identified by January 2017,
with ongoing assessment and additional areas
identified annually thereafter.



Begin introductory training and programspecific training for staff.

Deliverables and timeline: Introductory training will
begin in February 2017 and program-specific training
will begin in July 2017.

Initiative: Increase hard skills training and leadership development for staff at all levels of the agency.



Create and implement need-based YARDI
training throughout the agency.

Deliverables and timeline: Training will be developed
and begin by April 2017.



Conduct a needs assessment to determine
critical needs by department and at the
agency level. Develop a plan for trainings to
roll out over the life of the strategic plan.

Deliverables and timeline: Assessment will be
completed by September 2016. A calendar / plan
for trainings through 2020 will be completed and the
first trainings will begin by April 2017.



Create a leadership development program
that includes a supervisory training
component.

Deliverables and timeline: The program will be
developed and training will begin in January 2017.
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one community: The people we serve, our partners and the public see us as open,
supportive and responsive to their needs, even when our resources are constrained.
Initiative: Define and implement our equity platform, with a particular emphasis on racial justice.



Complete foundational work, including an
agency definition and vision for the work,
and an organizational assessment to identify
key areas to prioritize.

Deliverable and timeline: Foundational work
completed by December 2016.



Identify equity-specific training needs and
integrate them into the development of the
agency-wide training calendar.

Deliverable and timeline: A calendar / plan for
trainings through 2020 will be completed and the
first trainings will begin by April 2017.



Identify opportunities and set goals to
increase participation of Minority, Women,
Small and Emerging Businesses (MWESB) in
our contracting processes.

Deliverable and timeline: A strategy and goals will be
developed by December 2016.

Initiative: Optimize our use of technology to increase the community’s ability to interact and transact with us,
and work to increase resident access to technology.



Implement new / upgrade existing
technologies that improve business
operations.

Deliverable and timeline: A schedule of technology
rollouts will be completed in May 2016, beginning
with the roll out of Windows 10 in August 2016.



Re-evaluate IT business practices and
workflows to better customize tools and
applications.

Deliverable and timeline: A governance group will be
created in August 2016, in order to identify crossagency process and systems improvements. Next
steps and timelines will be created then.



Develop web-based portals that allow
landlords and participants to conduct
business with us electronically.

Deliverable and timeline: A landlord portal will go live
in December 2017 and a participant portal will go live
in December 2018.



Assess need and develop a plan to further
address the digital divide for our
participants.

Deliverable and timeline: Conduct needs
assessment by December 2016 and develop an
action plan by June 2017.

Initiative: We will deepen our focus on supporting the needs of East County.



Ensure that key strategic plan initiatives,
such as the housing strategy,
neighborhood-based service delivery pilots
and equity planning all specifically speak to
meeting the needs of East County.

Deliverables and timeline: Plans and timelines as
described in the specified initiative areas.



Pilot one or more rent assistance programs
that support East County residents and
further our systems alignment goals.

Deliverables and timeline: A program will be in place
to support families of the Earl Boyles Elementary
School by September 2016 and an additional pilot
program will be planned by December 2016.
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one system: We leverage our role as the largest provider of affordable housing in Oregon
to improve collaboration and efficacy between systems impacting people in poverty.
Initiative: Fully support the A Home For Everyone effort to address homelessness.



Continue full engagement in the Executive
and Coordinating boards and fully
implement Home Forward-specific
commitments that are underway.

Deliverable and timeline: Housing choice voucher
preferences adopted to serve homeless populations
will be extended and fully utilized by July 2017.



Develop a housing stability plan in
collaboration with partners to better ensure
ongoing success of people exiting
homelessness with our housing resources.

Deliverable and timeline: Plan and retention goals
will be developed by July 2017.



Work with partners to identify ways to use
our housing resources to support new
Permanent Supportive Housing for people
with severe and persistent mental illness.

Deliverable and timeline: Identify the resource
commitments to support new Permanent Supportive
Housing by July 2017.

Initiative: Strengthen our engagement with the education and health care systems.



Develop a campaign to improve K-12 school
attendance for Home Forward families.

Deliverable and timeline: Campaign will be launched
in 2016 and assessed in July 2017, then every year
thereafter, modifying based on lessons learned.



Leverage Home Forward processes such as
program briefings, as well as other strategic
plan initiatives, such as neighborhood-based
service delivery and rent assistance pilot
programs, to advance educational
partnerships, with an emphasis on
connecting families to early childhood
resources.

Deliverable and timeline: A suite of coordinated
efforts will be in place by December 2017.



Develop partnerships that increase access
to healthcare and related services, in
coordination with other strategic plan efforts,
including Permanent Supportive Housing,
neighborhood service delivery model, and
housing strategy.

Deliverable and timeline: An update on healthrelated initiatives will be given to the board in July
2017.

Initiative:



We will work tirelessly to add more affordable housing in our community, regardless of our role or
ownership stake, in alignment with other systems of care.

Continue to work with our jurisdictions,
delegations and advocacy groups to shape
policy and develop tools to create more
affordable housing resources.

Deliverables and timeline: Periodic updates will be
given to the Real Estate and Development
Committee and the full board on our involvement
and specific progress.
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MEMORANDUM

To:

From:

Board of Commissioners
Rodger Moore, Director,
Property Management
503.280.3745

Date:

Subject:

April 19, 2016
Modification to Admissions and
Continued Occupancy Policy for
the Public Housing Program
Resolution 16-04-02

Elise Anderson, Assistant Director,
Property Management
503.280.3742

The Board of Commissioners is requested to authorize amendments to the public housing
Admissions and Continued Occupancy Policy (ACOP).
The proposed amendment contains changes to how applicants can access the public
housing waiting lists including allowing people to sign up for more properties, removing the
Education, Employment, and Training preference and the GOALS preference, and creating
a new preference in partnership with Earl Boyles Elementary school. The second proposal
includes clarifications about how public housing ceiling rents are linked to Housing Choice
Voucher payment standards and updates public housing occupancy standards to mirror
Housing Choice Voucher subsidy standards. Finally, the proposal includes changes to the
transfer process that give residents more choice about where they move when Home
Forward requires them to transfer.
ISSUE
The ACOP is the guiding policy manual required by HUD to operate public housing.
Modifications are recommended by staff to clarify existing language, update policies with
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HUD requirements, and to remain consistent with Moving to Work amendments. Attached
to this memorandum is a table with the proposed modifications.
The first proposed changes are regarding the public housing waiting lists. Under the
current policy, applicants may apply for up to three traditional public housing communities
and also any mixed-income community public housing waiting lists. Currently, applicants
may make a one-time, no-questions-asked change to their traditional waiting list choices
and/or the people listed on their applications.
We propose removing both the three list limit and the one-time change opportunity.
Applicants would be allowed to sign up for any open waiting lists regardless of whether
they have also applied during previous waiting list openings. Applicants could request
changes to the people listed on the application which would be reviewed on a case-bycase basis to ensure waiting list integrity and to make sure that changes to families during
the long waiting process are recognized.
Another change to the waiting lists policies concerns removing the GOALS preference and
the Education, Employment, and Training (EET) preference. We introduced the EET waiting
list preference in 2013, for people who are working, attending school or participating in a
training program. The GOALS preference has been in place at Humboldt Gardens and
Stephens Creek Crossing since each community opened. In practice, the EET preference
has created a significant administrative burden and has not ultimately resulted in the
increased economic stability for residents that we had hoped for. The preference for the
GOALS program has also had administrative impacts and has been difficult for families to
utilize due to the current housing market. While the preference will not be part of the
properties waiting list, the GOALS program will continue to be extensively promoted to
residents at Stephens Creek and Humboldt Gardens and these families will get priority in
participating in the program. Applicants who joined these lists while the preferences were
in place would continue to benefit from these preferences until those applications are
exhausted; new applicants would be selected by local preferences.
The third waiting list proposal is to introduce a new waiting list preference at Harold Lee
Village, a community with ten 3-bedroom townhomes in Southeast Portland. In
partnership with Earl Boyles Elementary school and Human Solutions, families
experiencing homelessness with children who attend Earl Boyles Elementary would be
referred by Human Solutions and given a preference at this property. This mirrors a similar
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preference at the Eastwood Court and Alderwood communities, which receive referrals for
families experiencing homelessness whose children attend Alder Elementary School.
Another proposed change concerns clarifying the timing of increasing public housing
ceiling rents. Ceiling rent is the limit of how much will be charged to higher income families.
Home Forward ties the ceiling rent amounts to the Housing Choice Voucher payment
standards which can result in a rent increase for public housing residents. Our proposed
change would maintain the 90-day buffer period for those rent increases.
Another proposed change involves changing public housing occupancy standards to
mirror Housing Choice Voucher payment standards. This change would have minimal
effect on current residents and would apply to new residents moving in beginning January
1, 2017, and to current residents that experience a change in family size. Current public
housing occupancy standards are more generous, allowing a minimum of one person per
bedroom. The Housing Choice Voucher standards allow one bedroom for the head of
household and co-head/spouse if any, and one additional bedroom for each two people
thereafter. This change will help ensure a smoother transition from public housing to the
Housing Choice Voucher program during the RAD subsidy change. Additionally, it
stretches this limited resource further by helping make sure larger families are able to
access larger apartments.
The final proposed change is regarding the transfer process within the public housing
program when Home Forward requires a family to move. The most common reason for
Home Forward to require someone to move is that their family size has changed and they
are no longer qualified for the number of bedrooms in their current home. These transfers
may also be required to transfer an unqualified family out of a wheelchair accessible
apartment to make it available for a family that requires those features. Under the current
processes, a family is offered an appropriately sized vacant apartment when one becomes
available anywhere in the public housing portfolio. The family may choose to turn it down,
with the understanding that they must accept the second offer or move out of public
housing entirely. This does not offer families much choice and can require moving to a
new neighborhood, sometimes resulting in children changing schools mid-year and
creating new challenges for commuting to work and services. Additionally, the time the
family takes to make the decision of whether or not to accept the first offer extends
vacancy times and makes it difficult to arrange for an alternate family to move in if they turn
down the offer at the last minute.
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The proposed language will allow a family to choose up to three transfer lists when the
determination is made that they don’t qualify for their current unit. When the family is
selected they will be required to accept the first transfer offer. This gives the family great
choice closer to the beginning of the process to help ensure faster unit turnover and give
the family more control over deciding where they move to.
ATTACHMENTS
April 2016 ACOP Changes
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RESOLUTION 16-04-02
RESOLUTION 16-04-02 AUTHORIZES MODIFICATION TO THE ADMISSIONS AND
CONTINUED OCCUPANCY POLICY FOR THE PUBLIC HOUSING PROGRAM
WHEREAS, the Admissions and Continued Occupancy Policy establishes guidelines for
determining admission to Home Forward’s public housing program; and
WHEREAS, Board approval is required by HUD to make changes to the Admissions and
Continued Occupancy Policy; and
WHEREAS, changes to the Admissions and Continued Occupancy Policy are needed to
make changes to Fairview Oaks public housing waiting list preferences; and
WHEREAS, changes to the Admissions and Continued Occupancy Policy are needed to
change the number of applicants we accept during a waitlist opening;
NOW, THEREFORE, BE IT RESOLVED, the Board of Commissioners approves the
changes to the public housing Admission and Continued Occupancy Policy.
Effective Date: This resolution shall be in full force and effect on May 1, 2016.
ADOPTED: APRIL 19, 2016
Attest:

Home Forward:

Michael Buonocore, Secretary

James M. Smith, Chair
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Proposed Revisions to the Public Housing Admissions and Continued Occupancy Policy
Chapter

Proposed Policy/ Language

Explanation
Removes the limit of the number of waiting lists applicants can apply for. Allows applicants
to apply to any open waiting list regardless of whether they have applied during previous
openings. Residents will be required to complete the initial 12 month lease before being
allowed to transfer to another property. Exceptions will be considered for reasonable
accommotions, victims of domestic violence, etc.

4 Applicants may apply for up to three traditional public housing waiting lists.

The person listed as the Head of Household on the application will be allowed to make
one change while on the waiting list. This includes, among other changes, adding to or
removing any individual from the application. This first change will be processed by
Home Forward and a new confirmation letter will be mailed to the Applicant.

Removes the one‐time wait list change otpion that allowed applicants to switch lists.
Instead, applicants may apply to new lists as they open. Applicants may still request changes
to their household composition which will be reviewed on a case‐by‐case basis to ensure
waiting list integrity.

Any additional changes to household members and/or waiting list choices must be
requested in writing and receive written approval from Home Forward. Home Forward
will generally approve additions of the minor children of household members. Requests
to add adults will be reviewed on a case‐by‐case basis but will not be approved to allow
a separate family or roommate to join the application.
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4 cont.

Households on the New Columbia, Eliot Square, Chateau Apartments, Celilo Court,
Demar Downs, Floresta, Slavin Court, Madrona Place Apartments, and Maple Mallory
lists with application dates prior to or on March 31, 2016 have the following
preferences:
1. Families that are currently served (or have been certified or have reached the top of
the waiting list) in other permanent housing assistance programs administered by Home
Forward when the other program is unable to serve the family and when such
assistance is necessary for Home Forward to appropriately house the family. This
preference requires approval of Directors of both programs
2. Families with a family member who has a documented terminal illness (life
expectancy 12 months or less)
3. Families with a member who requires a unit with wheelchair accessible features
4. Families qualifying for the Employment/Education/Training preference and
Senior/Disabled Families
5. Non‐Senior/Disabled families with two or more members
6. Single member non‐Senior/Disabled families

Removes the Education, Employment, and Training preference and the GOALS preference
for people who apply on or after April 1, 2016. The GOALS program will continue to be
promoted at both Stephens Creek and Humboldt Gardens but will no longer be a
requirement to live a the property. People who applied for the waiting lists before March
31, 2016 who meet the EET or GOALS preferences will continue to receive preference until
those applications are exhausted.

Applicants to these lists with applications dated on or after April 1, 2016 will be ordered
using local preferences.

4 cont.

Creates a new preference that allows Human Solutions to refer homeless families with
Harold Lee Village has the following preferences:
1. Families that are currently served (or have been certified or have reached the top of children that attend Earl Boyles Elementary school.
the waiting list) in other permanent housing assistance programs administered by Home
Forward when the other program is unable to serve the family and when such
assistance is necessary for Home Forward to appropriately house the family. This
preference requires approval of Directors of both programs.
2. Families referred through partnership with Human Solutions.
3. Families with a family member who has a documented terminal illness (life
expectancy 12 months or less)
4. Families with a member who requires a unit with wheelchair accessible features
5. Single member Senior/Disabled families; Families with two or more members
6. Single member non‐Senior/Disabled families
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9 Using MTW flexibility, public housing ceiling rents are set to the Housing Choice
Voucher program’s payment standards. Changes in ceiling rent amounts will be applied
at the next regularly scheduled recertification no sooner than 90 days after the Housing
Choice Voucher effective date.
5 Households that move in to public housing on or before December 31, 2016 under the
previous occupancy standards may continue to reside in their current unit under those
standards unless family composition changes. At the time of any change to family
composition Home Forward will apply the new Occupancy Standards to the household.
Exception will be made if adding a household member would force a family to move to
a smaller unit.

Ensures that increases to ceiling rent are made effective at least 90 days after the approval
of new payment standards.

Mirrors public housing occupancy standards to the Housing Choice Voucher subsidy
standards.

For households moving into public housing beginning January 1, 2017:
The PHA will allow one bedroom for a single head of household or for married or
unmarried persons living together in a spousal relationship, and one bedroom for each
two persons thereafter, regardless of age or sex.
12 When the transfer is required by Home Forward, refusal of that offer without good
Seeks to make the transfer process faster by giving residents more choice before being
cause will result in lease termination.
offered a unit, making it less likely that residents will refuse units when they are available.
When the transfer is required by Home Forward the resident will be required to choose
three transfer lists. Transfer lists will be limited to 5 households per list. If all transfer
lists a household is eligible for have 5 names Home Forward may increase the limit on a
case by case basis. The Real Estate Specialist will provide a list of which transfer lists are
available for a household to choose from. The resident will be required to transfer to
the first option that becomes available; receive one offer of a transfer.
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MEMORANDUM

To:

From:

Board of Commissioners

Date:

Dena Ford-Avery, Director of
Housing Choice Vouchers
503.802.8568

Subject:

Ian Slingerland, Director of
Homeless Initiatives
503.802.8370

April 19, 2016
Authorize Changes to the
Administrative Plan for Affordability
Test in Housing Choice Voucher
Program
Resolution 16-04-03

The Board of Commissioners is being asked to adopt changes to the Administrative Plan
for the Housing Choice Voucher program that will adjust the shelter burden allowed at
initial lease up for families with tenant-based Housing Choice Vouchers.
ISSUE
Payment standards define the maximum amount of subsidy, or shopping money, we can
provide a Housing Choice Voucher holder. The amount of subsidy differs based on
whether a family’s head of household is a senior or a person with a disability.
Families with a head of household who is a senior or a person with a disability will pay
28.5% of their gross monthly income towards their housing costs (rent and utilities)
provided they lease up in a unit with a gross rent (contract rent plus tenant utility
responsibility) that is at or below the payment standard.
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Families without a head of household who is a senior or a person with a disability1 will pay
29.5% of their gross monthly income, for the first year, towards their housing costs
provided they lease up in a unit with a gross rent that is at or below the payment standard.
In order to increase housing choice, within limits, families may select units with gross rents
above the payment standard, but they must pay the difference between the unit’s gross
rent and the payment standard. Selecting a unit with a gross rent above the payment
standard increases the family’s shelter burden (percentage of income paid for housing
costs).
The following examples illustrate how this works.

Payment Standard and Shelter Burden: Example 1
Family with senior head of household
Gross rent at or below payment standard

a
b
c
d
e
f
g
h

Monthly Gross Income

$

2,000

28.5% of Monthly Gross Income

$

570

PAYMENT STANDARD for selected unit

$

977

Contract Rent

$

850

Tenant Utility Responsibility

$

90

GROSS RENT

$

940

Amount gross rent is over payment standard

$

-

Family monthly housing costs

$

570

Family shelter burden

28.5%

(d+e)
(b+g)
(h/a)

Payment Standard and Shelter Burden: Example 2
Family with senior head of household
Gross rent above payment standard

a
b
c
d
e
f
g
h

Monthly Gross Income

$

2,000

28.5% of Monthly Gross Income

$

570

PAYMENT STANDARD for selected unit

$

977

Contract Rent

$

1,150

Tenant Utility Responsibility

$

90

GROSS RENT

$

1,240

Amount gross rent is over payment standard

$

263

(f-c)

Family monthly housing costs

$

833

(b+g)

Family shelter burden

1

41.7%

(d+e)

(h/a)

These families are referred to as work-focused families under Home Forward’s rent reform policies

2
Home Forward Board of Commissioners
April 2016

45

In the first example, the family’s share of housing costs (shelter burden) remains 28.5% of
their gross monthly income because the selected unit has a gross rent that is below the
payment standard. In the second example, the family’s share of housing costs (shelter
burden) rises to 41.7% of their gross monthly income because the gross rent for the
selected unit is higher than the payment standard.
Under current Home Forward policy, families may select units with gross rents above the
payment standard provided the family’s shelter burden stays at or below 70% of the
family’s gross monthly income. This policy was designed to maximize housing choice for
participant families. This “affordability test” is only applied at initial lease-up. Families may
remain in units if rent increases or changes in household income result in a shelter burden
above 70% after the initial lease-up.
Adopting the attached resolution will enable us to reduce the allowable shelter burden at
lease up to 50% of a family’s gross monthly income.
This change may limit choice to some extent, but for a variety of reasons we believe it is a
prudent change:


Home Forward’s recently adopted payment standards were set with the goal of
matching market for at least some units in every neighborhood in Portland. We
anticipate voucher holders will be able to find units across our jurisdiction without
resorting to initial shelter burdens above 50% of a family’s gross monthly income.



High shelter burdens leave participant families vulnerable to any change in
circumstance. While a higher shelter burden may seem tenable at initial lease up,
future rent increases or reductions in family income may force families to move
creating instability for families and participating landlords.



Home Forward’s current hardship policy allows families to request hardship
reductions when their shelter burden exceeds 50% of their gross monthly income.
Allowing households to lease-up with shelter burdens greater than 50% of gross
monthly income is incongruent with our hardship policy.
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RESOLUTION 16-04-03
RESOLUTION 16-04-03 AUTHORIZES HOME FORWARD TO AMEND LANGUAGE IN
ADMINISTRATIVE PLAN FOR THE HOUSING CHOICE VOUCHER PROGRAM TO
ADJUST LEVEL OF SHELTER BURDEN ALLOWED AT INITIAL LEASE-UP
WHEREAS, Home Forward, through the administrative plan for the Housing Choice
Voucher program establishes limits on the allowable shelter burden for program
participants at initial lease-up; and
WHEREAS, Home Forward adopted payment standards in April 2016 set with the goal of
matching market for at least some units in every neighborhood in Portland; and
WHEREAS, We anticipate voucher holders will be able to find units across our jurisdiction
without resorting to initial shelter burdens above 50% of a family’s gross monthly income;
and
WHEREAS, the U.S. Department of Housing and Urban Development defines those with
“worst case housing needs” as “renters with very low incomes—below 50 percent of the
Area Median Income (AMI)—who do not receive government housing assistance and who
pay more than one-half of their income for rent, live in severely inadequate conditions, or
both;” and
WHEREAS, High shelter burdens leave participant families vulnerable to significant housing
instability with changes in circumstance, such as loss or income or rent increase; and
WHEREAS, Home Forward’s current hardship policy allows families to request hardship
reductions when their shelter burden exceeds 50% of their gross monthly income;
NOW, THEREFORE, BE IT RESOLVED, the Board of Commissioners of Home Forward
hereby authorizes the Executive Director to approve changes to the Administrative Plan for
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the Housing Choice Voucher Program to establish a shelter burden limit of 50% of gross
family income for participant families at initial lease-up.
ADOPTED: April 19, 2016
Attest:

Home Forward:

________________________________
Michael Buonocore, Secretary

_____________________________
James M. Smith, Chair
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MEMORANDUM

To:

From:

Board of Commissioners
Dena Ford-Avery, Director of
Housing Choice Vouchers
503.802-8568

Date:

Subject:

April 19, 2016
Authorize Changes to the
Section 8 Administrative Plan
Resolution 16-04-04

The Board of Commissioners is being asked to authorize changes to the Section 8
administrative plan which governs the Section 8 Housing Choice Voucher program at the
April board meeting. These changes are being proposed to comply with the approval of
Home Forward’s Rental Assistance Demonstration (RAD) application for group one.
ISSUE
As has been stated in previous board memos, the Rental Assistance Demonstration (RAD) is
a HUD funded program that allows housing authorities to change the underlying operating
revenue and regulatory structure for all units that are currently subsidized as public housing.
Home Forward has received the initial Commitment for Housing Assistance Payment
(CHAPS) contracts for six properties. As part of that process and required under the RAD
regulations, there are a number policy changes we must make to the Section 8
administrative plan for the Housing Choice Voucher Program.
As part of the RAD conversion, HUD requires housing authorities to give tenants in RAD
apartments the option to accept a Housing Choice Voucher once they have lived in a RAD
converted property for twelve months. The regulation also dictates that families making this
request must be given first priority for any Housing Choice Vouchers the agency has
available, even over applicants that are on the agency’s Housing Choice Voucher waiting list.
This is called “choice mobility.” HUD provides general guidelines for this process, but it is up
to each agency to determine the most equitable method to issue the vouchers. These
guidelines must be written in the agency’s Section 8 administrative plan. Staff from the Rent
Assistance and Property Management departments met with the Resident Advisory
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Committee and engaged in good dialog regarding this policy. Based on this dialog, the
following guidelines are being recommended for the choice mobility option for Home
Forward properties which have been converted to a RAD project based voucher property:








Households must live in the RAD unit for 12 months before requesting a Housing
Choice Voucher. This is required by HUD.
RAD regulations allow Home Forward to choose to limit vouchers offered to RAD
households to 75% of the available vouchers. We want to use this option so that
25% of our vouchers can still be issued to families from the Housing Choice Voucher
waiting list even if there is high demand from RAD households.
Voucher requests must be made in writing. Home Forward will create a form which
will be date/time stamped. Vouchers will be offered in the order they are requested.
This will be maintained via a preference on the existing Housing Choice Voucher
waiting list.
If a RAD household is issued a voucher and it expires, they may request a new
voucher 12 months after the expiration date of the previous voucher.
Any household under RAD may use their voucher to move out of the jurisdiction to
another area which administers a Housing Choice Voucher program, this is called
portability. This would be permitted because they will have already spent 12 months
in a Section 8 unit in our jurisdiction.

In addition to the choice mobility policy there are a number of other RAD related changes
that must be added to the Section 8 administrative plan to ensure full compliance with HUD
regulations. For ease of processing we have attached a summary chart which outlines the
other required changes to the administrative plan.
ATTACHMENTS
Home Forward Summary of Proposed Revisions to the Section 8 Administrative Plan
RAD Mobility discussion sheet for the Resident Advisory Committee
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RESOLUTION 16-04-04
RESOLUTION 16-04-04 AUTHORIZES HOME FORWARD TO AMEND LANGUAGE IN
THE SECTION 8 ADMINISTRATIVE PLAN WHICH GOVERNS THE POLICIES AND
PROCEDURES FOR THE SECTION 8 HOUSING CHOICE VOUCHER PROGRAM AS
REQUIRED BY HUD TO COMPLY WITH THE APPROVAL OF THE RENTAL ASSISTANCE
DEMONSTRATION PROGRAM
WHEREAS, Home Forward has received approval of its Rental Assistance Demonstration
(RAD) application for group one properties; and
WHEREAS, Home Forward seeks to add language to the Section 8 administrative plan which
will outline the choice mobility policies for issuing Housing Choice Vouchers to residents of
RAD converted properties once they have transferred to become Project base voucher
properties; and
WHEREAS, Home Forward will issue Housing Choice Vouchers to families residing in RAD
converted properties for twelve months upon written request of the tenant a housing choice
voucher to transfer ; and
WHEREAS, the family does not utilize a voucher and continues occupancy in the RAD PBV
assisted unit, the family may request a new voucher twelve months after the previous
voucher has expired; and
WHEREAS, Home Forward intends to amend the Section 8 administrative plan to include all
other relevant rules and policy changes as required to ensure full compliance with HUD
regulations for the Rental Assistance Demonstration program;
NOW, THEREFORE, BE IT RESOLVED, that the Board of Commissioners of Home
Forward hereby authorizes the Executive Director of Home Forward to amend the Section
8 Administrative Plan to include all changes related to the approval of the Rental
Assistance Demonstration program for group one.
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ADOPTED: APRIL 19, 2016
Attest:

Home Forward:

Michael Buonocore, Secretary

James M. Smith, Chair
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Home Forward Summary of Proposed Revisions to the Section 8 Administrative Plan
Revisions Related to Rental Assistance Demonstration (RAD)
Provision
Choice-mobility

Proposed Policy / Language
This policy does not apply to project based vouchers entered into outside of the context of RAD.
Home Forward will provide 75% of its turnover vouchers in any single year to the residents of the properties converted to
PBV assistance under RAD. RAD PBV families that wish to exercise mobility will be required to submit their request to
Home Forward in writing after the first year of RAD PBV occupancy. If a family does not utilize a voucher and continues
occupancy in the RAD PBV assisted unit at the converted project, the family may request a new voucher twelve months
after the previous voucher expired.
Home Forward will create and maintain a waiting list in the order in which the requests from eligible households were
received.

No rescreening of tenants upon
conversion

At conversion, current households are not subject to rescreening, income eligibility, or income targeting. Consequently,
current households will be grandfathered in for conditions that occurred prior to conversion but will be subject to any
ongoing eligibility requirements for actions that occur after conversion. For example, a unit with a household that was
over-income at the time of conversion would continue to be treated as an assisted unit. Thus, 24 CFR 982.201,
concerning eligibility and targeting, will not apply for current households. Once that remaining household moves out, the
unit must be leased to an eligible family.

Establishment of waiting list

The project owner will maintain a separate waiting list for each converted project by bedroom size in accordance with
Tenant Selection Plan for the project. Applicants on a public housing site-based waiting list at the time of conversion will
be offered priority at the converted site within each preference category.

Tenant screening policies for future
admissions

Tenant screening policies for future admissions are outlined in the Tenant Selection Plan for each converted project.
PBV program eligibility for future admissions will be determined in accordance with current policies outlined in the
Administrative Plan.

Under-occupied unit at the time of
conversion

If a family is in an under-occupied unit under 24 CFR 983.260 at the time of conversion, the family may remain in this unit
until an appropriate-sized unit becomes available in the project. When an appropriate-sized unit becomes available in the
project, the family living in the under-occupied unit must move to the appropriate-sized unit within a reasonable period of
time, as determined by Home Forward

Tenants in wrong-sized units

If a Public Housing Authority (PHA) determines that a family is occupying a wrong-sized unit based on the subsidy
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standards, or a unit with accessibility features that the family does not require, and the unit is needed by a family that
requires the accessibility features, the PHA must promptly notify the family and the owner of this determination, and the
PHA must offer the family the opportunity to receive continued assistance in another unit (24 CFR 983.260).
If Home Forward determines that a family is occupying a wrong-sized unit, or a unit with accessibility features that the
family does not require, and the unit is needed by a family that requires the accessibility features, Home Forward will
notify the family and the owner within 15 business days of this determination. Home Forward will offer the family the
following types of continued assistance in the following order, based on the availability of assistance:
PBV assistance in the same project; or
If there are no appropriate-sized units in the same project, PBV assistance in another RAD project or occupancy of a
public housing unit
If an appropriate-sized unit is not available within six months from Home Forward’s determination of the family’s need
to move, Home Forward will offer the family the opportunity to receive tenant-based voucher assistance at the end of
the six-month period.
Phase-in of tenant rent increases

For any tenant in place at the time of conversion whose monthly rent would increase by more than the greater of 10% or
$25 as a result of conversion, the rent increase will be phased in over three or five years.
Home Forward must establish a policy setting the length of the phase-in period at three years, five years, or a
combination of the two, depending on the circumstances. The policy must be in place at conversion and may not be
modified after conversion.
For purposes of this policy, “standard total tenant payment (TTP)” refers to the TTP calculated in accordance with policies
in the Administrative Plan and the “most recently paid TTP” refers to the TTP recorded on the family’s most recent Form
HUD-50058.
If a tenant’s monthly rent increases by more than the greater of 10% or $25 purely as a result of conversion, the rent
increase will be phased in over a period of three years. Home Forward will implement the phase-in as follows:
Year 1: Twelve months after conversion – 33% of difference between most recently paid TTP and the standard TTP at
the start of Year 1 and any recertification prior to Year 2
Year 2: Twenty four months after conversion – 66% of difference between most recently paid TTP and the standard
TTP at the start of Year 2 and any recertification prior to Year 3
Year 3: Thirty six months after conversion – full standard TTP at the start of Year 3 and all subsequent recertifications.
Note: Once the tenant’s standard TTP is equal to or less than the previous TTP, the phase-in ends and the tenant will pay
the full TTP from that point forward. For example, if a tenant’s previous TTP was $300 and their new (standard) TTP is
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reduced to $200 because of loss of income, the phase-in will end.
Termination notification

In addition to the regulations at 24 CFR 983.257 related to project owner termination of tenancy and eviction, the
termination procedure for RAD conversions to PBV will require that the Public Housing Authorities (PHAs) provide
adequate written notice of termination of the lease which shall not be less than:
a. A reasonable period of time, but not to exceed 30 days:
i. If the health or safety of other tenants, PHA employees, or persons residing in the immediate vicinity of the
premises is threatened; or
ii. In the event of any drug-related or violent criminal activity or any felony conviction;
b. 14 days in the case of nonpayment of rent; and
c. 30 days in any other case, except if a State or local law provides for a shorter period of time, such shorter period
shall apply.

Grievance process

For issues related to tenancy and termination of assistance, PBV program rules require the project owner to provide an
opportunity for an informal hearing, as outlined in 24 CFR 982.555.
RAD will specify alternative requirements for 24 CFR 982.555(b) in part, which outlines when informal hearings are not
mandatory, to require that:
a. In addition to reasons that require an opportunity for an informal hearing given in 24 CFR 982.555(a)(1)(i)-(v), an
opportunity for an informal hearing must be given to residents for any dispute that a resident may have with respect
to a project owner action in accordance with the individual’s lease or the contract administrator in accordance with
RAD PBV requirements that adversely affect the resident’s rights, obligations, welfare, or status.
i. For any hearing required under 24 CFR 982.555(a)(1)(i)-(v), the contract administrator will perform the
hearing, as is the current standard in the program. The hearing officer must be selected in accordance with 24
CFR 982.555(e)(4)(i).
ii. For any additional hearings required under RAD, the project owner will perform the hearing.
b. There is no right to an informal hearing for class grievances or to disputes between residents not involving the
project owner or contract administrator.
c. The project owner gives residents notice of their ability to request an informal hearing as outlined in 24 CFR
982.555(c)(1) for informal hearings that will address circumstances that fall outside of the scope of 24 CFR
982.555(a)(1)(i)-(v).
d. The project owner provides opportunity for an informal hearing before an eviction.

Home Forward Board of Commissioners
April 2016

55

RAD Mobility discussion for the Resident Advisory Committee
February 23, 2016
Home Forward is requesting RAC input on what our rules should be for offering mobility Housing Choice
Vouchers to RAD households.

What is RAD?
Rental Assistance Demonstration is a HUD program that would change how some Home Forward
apartments are funded. Currently some apartments at Bud Clark Commons, Fairview Oaks, Rockwood
Station, Madrona Place Apartments, and Martha Washington receive public housing subsidy. The RAD
program would change the public housing to a form of HUD project‐based Section 8 subsidy. Home
Forward would still use the same rules for calculating how much a tenant pays for rent.
Why is Home Forward pursuing RAD?
Over the past decade, federal funding for Public Housing has continually declined. The RAD program will
allow Home Forward to count on a more stable funding source to operate and maintain our apartment
buildings. In the future, this funding change could help us take care of your building so that it will last
longer, and we will be able to continue to provide homes to those who need it most in the community.
Home Forward is using these important policy guidelines:
1)
2)
3)
4)

Continue to serve very low‐income populations in these communities.
Maintain ownership or control of the properties.
Improve the physical and financial condition of the properties.
Partner to optimize public and private resources on behalf of the properties and our residents.

What is RAD Mobility?
As part of the RAD conversion HUD requires Home Forward to give tenants in RAD apartments the
option to take a Housing Choice Voucher (also commonly called a Section 8 voucher). Home Forward
makes the rules about how the process to get a voucher is handled.
HUD provides these general guidelines:
 People who live in the building at the time of RAD conversion and anyone who moves in after
conversion are eligible for mobility.
 Residents must live in their RAD apartment for 12 months before requesting a Housing Choice
Voucher
 When Home Forward has Housing Choice Vouchers become available we are allowed to limit
75% of the vouchers to RAD households so that 25% of available vouchers can be given to
people on the regular voucher waiting list.
Home Forward also needs to consider these topics when making a mobility plan:
 Home Forward does not receive any money from HUD for the time that people are searching for
a place to use their voucher so having a lot of people searching at the same time is expensive.
 People who live in the RAD buildings will be able to stay in their current apartments if they can’t
find a new place where they could use a voucher. They may not feel that they need to use the
voucher as quickly as possible.
 When a RAD household is issued a voucher they temporarily hold two of Home Forward’s
housing options instead of a new family being given one of those options.
 How often should a RAD household be able to request a new voucher if they don’t end up using
one?
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Feedback from the RAC
Dena Ford‐Avery and Elyse Myers presented this information sheet to the RAC at the February 23, 2016
meeting. We did not share what our ideas were; we just offered some context and asked them for their
opinions. RAC members were very engaged and offered these suggestions for what order we should
offer vouchers to RAD households:
1. Create an official voucher request form and time/date it. When vouchers become available offer
them in the order they were requested. (There was consensus amongst the group that this felt
the most fair)
2. Offer the first vouchers to households that are in “good standing.” Good standing could mean
that they have paid rent on time, have not received notices or warnings from the landlord, have
passed inspections, etc. (This was the second most popular suggestion)
3. One member was enthusiastic about offering first available vouchers to households whose
composition has changed making them no longer eligible for their current unit size.
Additionally, there was consensus amongst the RAC that RAD households should be offered the
chance to request a voucher once per year to help make sure families from the waiting list still have
opportunities to access vouchers.
The Property Management/Rent Assistance RAD work group recommends these mobility guidelines:
 Households must live in the RAD unit for 12 months before requesting a voucher (required by
RAD).
 RAD regulations allow Home Forward to choose to limit vouchers offered to RAD households to
75% of the available vouchers. We want to use this option so that 25% of vouchers can be issued
to families from the waiting list even if there is high demand from RAD households.
 Voucher requests must be done in writing. Home Forward will create a form which will be
date/time stamped. Vouchers will be offered in the order they are requested. This will be
maintained via a preference on the Housing Choice Voucher waiting list.
 If a household is issued a voucher and it expires they may request a new voucher 12 months
after the expiration date of the previous voucher.
 A household may use their voucher to port‐out immediately because they will have already
spent 12 months in a Section 8 unit in our jurisdiction.
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MEMORANDUM

To:

From

:

Board of Commissioners

Date:

Mike Andrews, Director,
Development and Community
Revitalization
503.802.8507

Subject:

Lewis Lyles, Project Manager,
Development and Community
Revitalization
503.802.8484

April 19, 2016
Authorize Amendment to the
Design-Build Contract for Repair
and Renovation Work at
Gladstone Square and Multnomah
Manor
Resolution 16-04-05

The Board of Commissioners is requested to authorize Home Forward to amend the
design-build contract with LMC Incorporated to begin the design phase of the project.
MWA Architects is the prime design subcontractor.
In November 2015, The Home Forward Board of Commissioners authorized the designbuild contract with LMC Incorporated to begin pre-construction phase through final
programming (scope development) and cost estimating in the amount of $34,440
(Resolution 15-11-05). Investigative design and engineering services in the amount of
$50,435.00 was added to this pre-construction contract.
The value of this authorization is $268,565.00 to support the design phase through
construction. Once this design phase is complete and a Guaranteed Maximum Price
(GMP) is established, a final amendment to the contract to support the construction phase
will be brought to the Board for authorization. The amount requested through this contract
authorization is in the current development budget.
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ISSUE
Physical improvements to Gladstone Square and Multnomah Manor support Goal 2 of
Home Forward’s Strategic Operations Plan:
1) continue to serve the same very low income population currently housed;
2) continue to own and manage each property;
3) improve the physical condition of the properties; and
4) improve the financial performance.
Home Forward preservation strategy is to preserve the existing 102 affordable housing
apartments by correcting construction failures that are plaguing the two properties. These
failures increase maintenance cost, impacts to the safety of the housing units, and are an
ongoing disturbance to residents.
Financing for the project will utilize 4% Low Income Housing Tax Credits, tax exempt
bonds and Home Forward equity. Home Forward will provide seller financing for the
properties. The acquisition basis will increase LIHTC equity by approximately forty
percent. Rental revenues are planned to increase with 21 additional project-based
vouchers for Gladstone Square and a budget-based rent increase for Multnomah Manor.
Additionally, the Portland Housing Bureau will subordinate the existing $1.05 million cashcontingent loan for Gladstone Square.
ATTACHMENT
Sources and Uses
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RESOLUTION 16-04-05
RESOLUTION 16-04-05 AUTHORIZES THE EXECUTIVE DIRECTOR OR HIS DESIGNEE
TO AMEND THE DESIGN-BUILD CONTRACT WITH LMC INCORPORATED TO START
THE DESIGN PHASE TO SUPPORT 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 54 dwelling units (together, the “Project”) totaling 102 units;
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 phase; and
WHEREAS, Home Forward contracting rules require the Home Forward Board of
Commissioners approval for contracts and contract amendments in excess of $100,000,
an amount this contract will exceed in amendment;
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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 this design
phase to the existing design-build contract in the amount not to exceed $268,565.00.
ADOPTED: APRIL 19, 2016
Attest:

Home Forward:

Michael Buonocore, Secretary

James M. Smith, Chair
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Gladstone Square - Multnomah Manor
Total Units
102

Total Sq. Ft.
53,702

Total

Per Unit

Per SF

6,481,315
5,090,000
300,000
5,040,082
1,083,043
1,000,000
1,009,835
297,275
20,301,551

63,542
49,902
2,941
49,413
10,618
9,804
9,900
2,914
199,035

121
95
6
94
20
19
19
6
378

7,077,500
9,402,762
305,926
1,714,341
241,400
0
128,700
97,380
60,000
334,328
939,214
20,301,551

69,387
92,184
2,999
16,807
2,367
0
1,262
955
588
3,278
9,208
199,035

132
175
6
32
4
0
2
2
1
6
17
378

Sources
Limited Partner Equity
Permanent Loan (Tax Exempt Bonds)
Deferred Dev. Fee
Seller Financing Loan
PHB Existing Loans
PHB CDBG Loan
Home Forward Cash
Project Reserve Funds
Total Sources

Uses
Acquisition Costs
Construction Costs
Development Costs
General Fees
Construction Loan Costs/Fees
Bridge Loan Fees
Permanent Loan Fees
Tax Credit Fees
Bond Issuance Fees
Interest
Reserves & Contingency
Total Uses
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MEMORANDUM

To:

From:

Board of Commissioners

Date:

Rachael Russell,
Human Resources Supervisor
503.802.8537

Subject:

April 19, 2016
Authorizes the Executive Director
to execute on-call Contracts with
Six Temporary Staffing Firms
Resolution 16-04-06

Melissa Richardson Director,
Business Services
503.802.8529

The Board of Commissioners is requested to authorize contracts with Staffing Solutions,
LLC, Robert Half, Brooks Staffing, Reliant Search, MLK Property Management and
Support Services, LLC, and Central City Concern for the provision of temporary labor
services for various departments within Home Forward on an as-needed basis. In the
aggregate, the contracts would be authorized for $900,000 over the three-year term.
ISSUE
A formal solicitation for on-call Temporary Labor Staffing services (RFP 2/16-304) was
issued by Home Forward on February 17, 2016. The services required are staffing of
temporary services for Home Forward over a three-year period. Historically, these services
have been used to manage planned and unplanned absences for current Home Forward
staff due to medical leave, parental leave and other absences, and for limited-duration
special project requirements. The RFP included the Schedule A hourly rates from the
AFSCME Local 3135 collective bargaining agreement upon which temporary staffing firms
were required to base their fees. In the past three-year period, use of these services
amounted to approximately $700,000. The majority of expenses were incurred in 2015
due the need to temporarily staff complex projects such as 85 Stories and to staff the last
year of a significant grant. Based on currently approved funding, existing contracts with
the staffing firms are expected to expire on or before May 2016.
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The RFP was directed to staffing firms currently utilized by the agency, advertised in the
Daily Journal of Commerce and posted on both the Home Forward and Oregon
Procurement Information Network (ORPIN) websites. Proposals were received from ten
responsive contractors by the deadline of March 4, 2016. An evaluation committee
comprised of Home Forward staff reviewed and scored the proposals, including a check
of references.
Based on the evaluation process, six firms were identified as the most advantageous to
provide temporary staffing services for the next three years. Of the six, three of the firms
are certified State of Oregon target businesses (Staffing Solutions and Reliant Search are
Women Business Enterprises and Brooks Staffing is a Minority Business Enterprise).
Another firm, MLK Property Management and Support Services, LLC, has applied to gain
Women Business Enterprise status. One of the firms, Central City Concern (CCC), is a
non-profit community partner of Home Forward with a very similar mission. They have
developed a successful job-training program for their clients who are selected for
temporary positions within CCC’s own properties. Central City Concern was recently
selected after a national competition to receive both financial assistance and technical
assistance to expand this job training program to include additional clients and to begin
placing these temporary staff in residential buildings owned and operated by other nonprofit and government agencies. The program will include specific training for staff to
provide front desk and other administrative support for properties with a diverse
population.
Based on the anticipated need for temporary labor services over the next three years, the
committee determined that the six selected temporary staffing firms should be awarded
contracts, with the contract amounts based on our expected utilization and past
performance. The expectation is that the contracts can be adjusted at year-end based on
the actual utilization and performance. Over the three-year term, the aggregate amount of
$900,000 should be sufficient to support the needs of the agency.
A Human Resources representative will be the single point-of-contact within Home
Forward to authorize and manage the contracts with the firms.
The Home Forward Public Contracting Rules require Board authorization for contracts and
amendments in excess of $100,000.00.
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RESOLUTION 16-04-06
RESOLUTION 16-04-06 AUTHORIZES THE EXECUTION OF CONTRACTS WITH
STAFFING SOLUTIONS, LLC, ROBERT HALF, BROOKS STAFFING, RELIANT SEARCH,
MLK PROPERTY MANAGEMENT AND SUPPORT SERVICES, LLC, AND CENTRAL CITY
CONCERN FOR ON-CALL TEMPORARY STAFFING SERVICES
WHEREAS, Home Forward staff anticipates an ongoing demand for temporary staff over
the next three years; and
WHEREAS, Home Forward solicited and received proposals for on-call temporary labor
staffing firms to provide temporary staff and found the most advantageous proposals to be
from Staffing Solutions, LLC, Robert Half, Brooks Staffing, Reliant Search, MLK Property
Management and Support Services, LLC, and Central City Concern; and
WHEREAS, approval by the Board of Commissioners of Home Forward is required prior to
execution of contracts exceeding $100,000.00; and
NOW, THEREFORE, BE IT RESOLVED, that the Board of Commissioners of Home
Forward hereby authorizes the Executive Director to execute on-call contracts with a
maximum aggregate amount of $900,000 over a period of three years to Staffing
Solutions, LLC, Robert Half, Brooks Staffing, Reliant Search, MLK Property Management
and Support Services, LLC, and Central City Concern.
ADOPTED: APRIL 19, 2016
Attest:

Home Forward:

_____________________________
Michael Buonocore, Secretary

_________________________________
James M. Smith, Chair
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STAFF REPORTS
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Procurement & Contracts Department
MONTHLY CONTRACT REPORT
Contracts Approved 2/1/16 - 3/31/16

CONSTRUCTION & MAINTENANCE SERVICES

Contract
Amount

Contract #

Amend
#

Contractor

C1650

0

LMC, Inc.

$

C1658

0

Fulcrum
Construction &
Building Services
LLC

$

199,481.00

C1674

0

Robert Lloyd
Sheet Metal Inc

$

3,438.33

$

287,794.33

Subtotal

Dept.

Execution
Date

Expiration Date

DCR

2/8/2016

7/21/2017

Masonry Repairs & Sealing at Maple
Mallory & Elliot Square, RFB 10/15-301

DCR

2/19/2016

5/8/2016

Holgate House - Mechanical Equipment
Upgrades; Direct Appointment

DCR

3/9/2016

5/31/2016

Description

Design-Build agreement for Gladstone
84,875.00 Square & Multnomah Manor, Programming
phase of work, RFP 08/15-298

3

PERSONAL SERVICES

Contract #

Amend
#

Contractor

C1661

0

G & L Janitorial

$

C1659

0

Bryan Potter
Design

C1660

0

C1665

Contract
Amount

Description

Dept.

Execution
Date

Expiration Date

Janitorial Services at temporary units at
Williams Plaza and Medallion Apartments

Prop Mgmt

2/3/2016

6/1/2016

$

20,000.00 On Call Graphic Design. Direct Appointment Executive

2/8/2016

2/1/2017

Brand Navigation
LLC

$

20,000.00

On Call Graphic Design

Executive

2/8/2016

2/1/2017

0

Klink Consulting
Group

$

8,700.00

Consulting services relating to Trauma
Informed Care at Home Forward. Direct
Appointment.

Community
Services

2/10/2016

3/31/2016

C1663

0

OMBU

$

10,000.00

On-Call Drupal technical support for
intranet. Direct Appointment

Executive

2/11/2016

2/1/2017

C1664

0

Northwest Testing,
$
Inc

49,000.00

Special Inspection Services for Sellwood
and Hollywood East. Direct Appointment

DCR

2/15/2016

8/1/2016

C1670

0

OTAK

$

1,500.00

Retrieve AutoCAD design files for Hamilton
West

DCR

2/22/2016

5/31/2016

C1657

0

Macias Gini &
O'Connell LLP

$

407,675.00

Audit of Financial Statements & Businesstype activities for the years ending 3/31/16
and 3/31/17. Direct Appointment

FAAM

2/23/2016

9/30/2017

C1666

0

Forensic Building
Consultants

$

48,280.00

Building Envelope Consulting Services at
Harold Lee Village Apartments. Direct
Appointment

DCR

2/25/2016

12/31/2016
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April 2016

5,000.00

67

C1668

0

Amanda Morris

$

2,996.00

Foot care clinic at Bud Clark Commons.
Direct Appointment

Resident
Services

2/26/2016

6/23/2017

C1671

0

Rayborn's
Plumbing

$

1,050.00

Drain Line Location at Harold Lee Village;
Direct Appointment

DCR

3/2/2016

5/31/2016

C1679

0

Klink Consulting
Group

$

1,000.00

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

DCR

3/14/2016

4/29/2016

C1673

0

Calcagno Media

$

6,000.00

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

Executive

3/15/2016

9/30/2016

C1689

0

Bijan Designs

$

2,880.00

Drafting Design Services - Floresta
Apartments; Direct Appointment

DCR

3/21/2016

4/30/2016

C1687

0

Carlotta Sanchez

$

5,000.00

Job retention workshops for GOALS
program participants; Direct Appointment

Community
Services

3/24/2016

2/28/2017

C1690

0

Self Enhancement $

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

3/24/2016

2/28/2017

DCR

3/28/2016

12/31/2016

Community
Services

3/29/2016

3/31/2018

C1669

0

RDH Building
Sciences, Inc.

C1667

0

Portland State
University Center
for Urban Studies

Subtotal

$

Window Replacement Consulting Services
at Hamilton West (pre-construction stage for
12,000.00
$4,500 with an option to later authorize
$7,500 for the construction stage)

$

25,000.00

$

631,081.00

Management and Evaluation Framework
Report for Community Services; Direct
Appointment

18

AMENDMENTS TO EXISTING CONTRACTS

Contract #

Amend
#

Contractor

Contract
Amount

Description

Dept.

Execution
Date

Expiration Date

C1577

1

EMG Corp

$

625.00

Dahlke Manor, Holgate House, Medallion
Apts, Peaceful Villa, Ruth Haefner, Schrunk
Towers, Tamarack Apts, Williams Plaza RAD/Sec 18 - Physical Needs Assessment

DCR

2/2/2016

7/31/2015

C1530

3

Community
Alliance of
Tenants (CAT)

$

6,700.00

Tenant education program for recipients of
the HCV program. Extend and add $6,700
for additional site

Rent
Assistance

2/4/2016

3/31/2016

C1105

5

Kay Reid

$

25,500.00

Provide English as a second Language,
Citizenship focused and other Community
Orientation Skill Classes at New Columbia

Prop Mgmt

2/10/2016

3/31/2017

C1553

1

Sistahs 4 Life

$

5,000.00

Humboldt Gardens, activities & wellness
classes to promote healthy living. contract
extension with new scope of services

Prop Mgmt

2/10/2016

12/31/2016

C1579

1

Alternative
Communications
Services

$

-

IT I-Net Connection between Buildings for
the Agency. Hourly rate change from $75 to
$85. Special Procurement - IT.

DBS

2/10/2016

6/1/2016

C1621

1

JR Johnson, Inc

$

10,638.72

Tamarack Apts, rebuild carport after fire.
Property Damage with Insurance Claim.
Emergency.

Prop Mgmt

2/16/2016

1/31/2016
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T1522

1

Phil-Am
Enterprises, Inc

$

45,000.00

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

Prop Mgmt

2/21/2016

1/31/2017

T1523

1

Rose City
Contracting

$

-

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

Prop Mgmt

2/21/2016

1/31/2017

T1524

1

PMG Professional
Minority Group

$

45,000.00

2/21/2016

1/31/2017

C1452

2

Amanda Morris

$

3/9/2016

3/31/2016

C1539

1

Precision Images

$

-

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

DCR

3/15/2016

3/1/2019

C1645

2

Columbia Cascade
$
Construction

7,784.00

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

DCR

3/15/2016

3/21/2016

C1645

3

Columbia Cascade
$
Construction

564.00

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

DCR

3/18/2016

3/22/2016

C0678

7

Lift Urban Portland $

2,500.00

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

Community
Services

3/28/2016

3/29/2017

$

153,311.72

Subtotal

On-Call Hazardous Material Abatement.
Prop Mgmt
IRFB 9/14-265
Additional funding to cover remaining foot
care needs for February and March at NW
Tower, Hollywood East, Gallagher Plaza,
4,000.00
Prop Mgmt
Medallion Apts, Williams Plaza, Ruth
Haefner Plaza, Sellwood Center & Schrunk
Riverview Tower

14

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

Contract #

Amend
#

Contractor

H1656

1

O'Neill/Walsh
Community
Builders

$

H1454

1

O'Neill/Walsh
Community
Builders

H1680

0

Multivista

$

17,831.00

C1688

0

DHS Oregon
Department of
Human Services
Oregon Health
Authority

$

H1691

0

Advanced Security
$
Inc

Contract
Amount

Dept.

Execution
Date

Expiration Date

St. Francis Park LLP Contract. Early Demo
17,790.00 and Abatement at St. Francis Park. Change
Order No.1

HFDE

2/16/2016

2/29/2016

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

HFDE

3/1/2016

4/26/2017

St. Francis Park photographic
documentation; Direct Appointment

DCR

3/10/2016

6/31/2017

200,000.00

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

FAAM

3/11/2016

12/31/2020

3,000.00

Security services at St. Francis Park; Direct
Appointment

DCR

3/22/2016

9/22/2016

Description

Subtotal

$ 14,529,832.00

5

Total

$ 15,602,019.05

40
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Total Households Served: Rent Assistance and Occupied Housing Units March 2016
Households Receiving Rent Assistance
Only
7,770
51%

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

Households Receiving Short Term Rent
Assistance Only
1,147
7%

Public Housing Units Occupied *
2,080
13%

Households Receiving Rent Assistance
and Occupying Affordable Housing Units
1,609
10%

Special Needs Shelter Beds (Master
Leased)
236
2%

Affordable Housing Units Occupied Unassisted
1,807
Special Needs Units (Master Leased) **
12%
283
2%

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

Total Households Served 15,368

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

9,379
01 - Tenant Based Vouchers
5,987
02 - Project Based Vouchers
1,297
649
03 - SRO/MODs
496
91
04 - VASH Vouchers 487
06 - Portability
372

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

05 - Shelter Plus Care 476
597
63
39
3
38
11
21

Moving to Work
Programs
7,933
5,987
1,297
649

1,446

496
91
487
372
1,237

Total Rent Assistance

Non-MTW Programs

164

1,073
476
597

63
39
3
38
21
10,616

8,097

2,519

2,080

-

Subsidized Housing Units
Public Housing Units Occupied
Traditional Public Housing units Occupied
Public Housing units Occupied - Local Blended Subsidy
Public Housing units Occupied - in Owned Affordable
Public Housing units Occupied - in Tax Credit Affordable
Affordable Housing Units Occupied (excluding PH subsidized)
Affordable Housing Units - Tenant Based Vouchers
Affordable Housing Units - Shelter + Care
Affordable Housing Units - Project Based Vouchers
Affordable Housing Units - Hi Rise Project Based Vouchers
^
Affordable Housing Units - HUD Multi-Family Project Based
Affordable Housing Units - VASH Vouchers
Affordable Housing Units - Family Unification Program
Affordable Housing Units - Section 8 Port In
Affordable Housing Units - Unassisted

2,080
###
1,298
13
172
14 - Public Housing in Affordable
Owned
64
15 - Public Housing in Tax
546Credit Affordable

1,298
172
64
546

3,852
16
17
18
19
20
21
22
23

Special Needs
Special Needs Units (Master Leased) **
Special Needs Shelter Beds (Master Leased)
Total Households Occupying Housing Units
Total Housing Supports Provided to Household
Household Occupying Affordable Unit/Receiving Home Forward Rent Assistance
Households Occupying Affordable Unit/Receiving Shelter Plus Care
Total Households Served

3,852

527
90
266
649
346
131
6
30
1,807

527
90
266
649
346
131
6
30
1,807
519

519

283
236

283
236
6,451

2,080

4,371

17,067
(1,609)
(90)
15,368

10,177

6,890
(1,609)
(90)
5,191

10,177

Notes:
^

**

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

40

40

0

1

0

15

15

10

0

0

40

Occupancy
Number of
Properties
34
Public Housing
2
Public Housing Mixed Financed Owned *
7
Public Housing Mixed Finance Tax Credit *
43
Total Public Housing
5
Affordable Owned with PBA subsidy
18
Affordable Owned without PBA subsidy
23
Total Affordable Owned Housing
21
Tax Credit Partnerships
44
Total Affordable Housing
-9
Eliminate Duplicated PH Properties/Units
78
Combined Total PH and AH
32
Special Needs (Master Leased)
2
Special Needs (Shelter Beds)
112
Total with Special Needs

Physical
Units
1,355
65
681
2,101
349
1827
2,176
2,468
4,644
-746
5,999
283
236
6,518

Rentable
Units
1,343
65
681
2,089
349
1,827
2,176
2,468
4,644
-746
5,987
283
236
6506

Vacant
Units
13
1
7
21
5
19
24
30
54
-8
67

Occupancy
Percentage
99.0%
100.0%
99.0%
99.0%
98.6%
99.0%
98.9%
98.8%
98.8%

Subsidy
Revenue

Total
Revenue

Operating Expense
w/o HMF

HAP
Management
Fees (HMF)

NOI

$282.26
$181.83
$62.86

$428.10
$824.55
$521.89

$321.70
$404.19
$344.25

$64.61
$8.37
$7.92

$41.79
$411.99
$169.73

Average Unit

Adults no
12.6%
29.9%
11.1%
1.3%
0.2%
61.0%

98.9%

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

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

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

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

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

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

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

* property/unit counts also included in Affordable Housing Count

Financial
Nine months ending 12/31/2015

Per Unit Per Month
Property
Revenue

Public Housing
Affordable Owned
Tax Credit Partnerships

$145.84
$642.73
$459.03

Fiscal YTD ending 12/31/2015
# of Properties/units Positive # of Properties/units Negative
Net Operating Income (NOI)
Net Operating Income (NOI)

23
23
19

1,018
2,176
2,335

11
0
2

12/31/15
# of
# of
Properties
Properties not
meeting Debt
meeting DCR
Coverage

# of
Properties
DCR Not
Applicable

337
133

16
10

2
4

5
7

Public Housing Demographics
Households
Average

# of

% of

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

517
827
378
68
11
2,037

25.4%
40.6%
18.6%
3.3%
0.5%
100.0%

2.3
1.9
2.3
2.8
3.9
2.1

1.9
1.5
1.8
2.2
2.7
1.7

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

5,645
3,889
2,237
1,549
351
138
13,809

40.9%
28.2%
16.2%
11.2%
2.5%
1.0%
100.0%

1.9
2.1
2.3
2.6
2.6
2.4
2.1

1.5
1.6
1.7
1.9
1.9
1.7
1.7

% Family Type (head of household)
Family with
Elderly
Disabled
12.8%
10.7%
7.4%
2.0%
0.3%
39.0%

0.7%
10.0%
5.3%
0.2%
0.1%
19.1%

6.8%
20.1%
5.9%
0.3%
0.0%
36.4%

1.9%
3.0%
2.3%
1.2%
0.2%
0.1%
8.7%

14.7%
13.3%
5.5%
2.7%
0.5%
0.3%
37.0%

Black African
American
8.3%
11.4%
4.2%
1.3%
0.3%
29.0%

White
10.6%
21.3%
10.4%
0.9%
0.0%
48.2%

Race % (head of household)
Native
Hawaiian/
Asian
American
Pacific Islnd
1.1%
0.4%
0.4%
1.8%
1.3%
0.5%
0.9%
0.9%
0.4%
0.0%
0.2%
0.0%
0.0%
0.0%
0.0%
4.1%
3.3%
1.6%

13.3%
19.1%
1.9%
9.0%
13.4%
1.3%
4.9%
7.5%
0.7%
3.3%
4.9%
0.4%
0.8%
1.1%
0.1%
0.4%
0.3%
0.1%
31.8%
46.3%
4.3%
* Race and enthnicity are not required fields on the

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

Hispanic/ Latino
4.6%
4.3%
1.8%
0.8%
0.1%
13.9%

3.7%
2.3%
1.7%
1.4%
0.3%
0.1%
9.4%

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

Other Activity
#'s,days,hrs
Public Housing
Names pulled from Wait List
Denials
New rentals
Vacates
Evictions
# of work orders received
# of work orders completed
Average days to respond
# of work orders emergency
Average response hrs (emergency)

302
41
21
11
2
1,308
1,147
6.1
23
3
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Home Forward - Dashboard Report For March of 2016
Rent Assistance Performance Measures
Utilization and Activity

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

Vouchers

Vouchers

7,055
1,988
512
9,555

6,565
1,946
496
9,007

Current Month Status
Average
Utilization
Voucher
93%
98%
97%
94%

$622
$637
$451
$616

Current Month Activity
HUD Subsidy
Over(Under)

Remaining
Waiting List

Waiting List
Names

-$35
$87,340

515

30

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

New Vouchers

Vouchers

Voucher
Inspections

Utilization

Average
Voucher

52
30
3
85

40
15
12
67

459
106
113
678

93%
98%
96%
94%

$623
$637
$451
$617

Disabled Not
Elderly
4.3%
17.4%
8.4%
3.8%
0.2%
0.0%
34.2%

Black

White

Native

Asian

Hawaiian/

Hispanic

7.5%
13.3%
7.2%
6.5%
0.9%
0.0%
35.4%

7.8%
20.9%
13.3%
7.3%
0.8%
0.1%
50.3%

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

0.4%
3.0%
1.3%
0.7%
0.0%
0.0%
5.4%

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

1.2%
2.2%
1.2%
1.0%
0.1%
0.0%
5.7%

$87,305

-$24,563
$175,485
$21,780
$172,702

Vouchers

177
83
24
284

128
61
33
222

Demographics

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

Households
% of
# of
Househol
Households
ds
Average Family Size
1,143
17.8%
2.1
2,622
40.7%
2.0
1,523
23.7%
2.3
1,016
15.8%
2.9
123
1.9%
3.4
9
0.1%
2.7
6,436
100.0%
2.2

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

Households
% of
# of
Househol
Households
ds
Average Family Size
531
27.2%
1.5
778
39.8%
1.6
457
23.4%
1.8
172
8.8%
2.4
14
0.7%
3.0
1
0.1%
3.0
1,953
100.0%
1.7

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

Race % (head of household)

% Family Type (head of household)

Average Unit Size
1.9
1.9
2.0
2.4
2.8
2.6
2.0

Adults no
Children
9.1%
28.5%
14.2%
6.2%
0.6%
0.1%
58.8%

Average Unit Size
1.3
1.3
1.4
1.8
2.3
2.0
1.4

Adults no
Children
20.7%
33.3%
19.2%
5.1%
0.4%
0.0%
78.6%

Family with
Children
8.6%
12.2%
9.4%
9.6%
1.3%
0.0%
41.2%

Elderly
0.6%
12.1%
7.7%
3.1%
0.2%
0.0%
23.8%

% Family Type (head of household)
Family with
Children
6.5%
6.5%
4.2%
3.7%
0.4%
0.1%
21.4%

Race % (head of household)
Black

White

Native

Asian

Hawaiian/

Hispanic

Elderly
1.7%
13.3%
10.1%
2.9%
0.1%
0.0%
28.1%

Disabled Not
Elderly
9.8%
18.8%
8.3%
2.2%
0.1%
0.0%
39.3%

4.7%
7.6%
3.6%
1.4%
0.2%
0.0%
17.5%

18.0%
26.5%
16.8%
5.8%
0.3%
0.1%
67.4%

1.0%
1.3%
0.6%
0.3%
0.0%
0.0%
3.2%

0.3%
1.0%
0.7%
0.2%
0.1%
0.0%
2.3%

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

2.8%
3.2%
1.4%
1.1%
0.1%
0.0%
8.7%

1.0%
1.7%
2.5%
1.0%
0.2%
0.2%
6.6%

8.0%
8.2%
2.7%
1.4%
0.2%
0.4%
20.8%

19.9%
8.8%
3.6%
3.6%
1.3%
0.2%
37.3%

20.8%
11.8%
6.9%
4.5%
0.8%
1.0%
45.7%

1.2%
1.1%
0.2%
0.2%
0.0%
0.0%
2.6%

2.0%
0.9%
0.4%
0.4%
0.0%
0.2%
3.9%

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

2.2%
2.2%
1.4%
0.9%
0.3%
0.2%
7.2%

Escrow $
Forfeited

Avg Annual
Earned Income
Increase Over
Last Year

Not Reported
243
133
67
52
12
8
515

47.2%
25.8%
13.0%
10.1%
2.3%
1.6%
100.0%

# of
Households
Participating
476
761

$ Amount
of
Assistanc
$330,838
$488,939

1.8
2.4
2.6
2.8
2.9
2.4
2.2

0.8%
0.8%
0.6%
0.0%
0.0%
0.0%
2.1%

Short Term Rent Assistance

Shelter Plus Care
Short Term Rent Assistance

Average Cost per
Household
695
642

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

Resident Services Coordination

Nine months ending 12/31/2015
GOALS Program

Public Housing 113

Monthly Funding
Amount

Average Funds per
Participant

$71,285

$631

Public Housing

# of
Participa
nts
Public Housing
Section 8

182
258

Escrow $
Held
$272,798
$519,074

Home Forward Board of Commissioners
April 2016

Increased Housing
Stability

Increased SelfReliance

# Interventions
regarding lease
118

# of
appointments
980

New
Enrollees

# of
Graduates

4
1

0
0

Increased
Sense of
Community

355

# event
attendees
5053

Escrow $
Disbursed

Terminations
or Exits

# of events

$5,500
$642

13
2

$0
$4,304

2

$933
$1,894
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Agency Financial Summary
Six months ending 12/31/15

Month

Fiscal Year to Date

Prior YTD

Increase
(Decrease)

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

7702623
#######
#######
#######
#######
$228,241
#######

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

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

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

Housing Assistance Payments
Operating Expense
Depreciation
Total Expense
Operating Income

#######
#######
$701,627
#######
#######

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

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

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

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

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

$362,087
$3,785,265
$2,606,121
$444,018,368
$17,906,857

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

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

Units
106

Highrise Rehab - Group 1
Gallagher
Northwest Tower
Highrise Rehab - Group 2
Sellwood
Hollywood East
Madrona Drain Line Replacement
Eliot Square Brick Repair
Maple Mallory Brick Repair
Harold Lee Comprehensive Rehab
Floresta Roof Replacement
Fairview Oaks Comprehensive Rehab
Unthank Roof Replacement
Hamilton West Window Replacement

343
85
258
396
110
286
N/A
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

Mar-16

Construction

$57,643,336

$168,056

Apr-15

Mar-16

Construction

$66,078,085

$166,864

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

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

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

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

Home Forward Board of Commissioners
April 2016

Total
Cost
$23,250,483

Cost Per
Unit
$219,344

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

3
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